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THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

PRINCE GEORGE'S COUNTY PLANNING BOARD

STAFF REPORT

SUBJECT: Comprehensive Design Plan CDP-0601 and Tree Conservation Plan TCPI/006/08
Woodside Village

PUBLIC HEARING

In accordance with the comprehensive design plan provisions of Section 27-520 of the Prince
George' s County Code, a public hearing is scheduled before the Prince George’' s County Planning Board
on July 24, 2008. The purpose of this hearing is to consider the Comprehensive Design Plan CDP-0601
for Woodside Village.

INTRODUCTION

The Development Review Division of the Prince George’'s County Planning Department has
coordinated areview of the subject application with all offices having any planning activities that might
be affected by the proposed development. This staff report documents that process and presents findings
and a recommendation to be acted upon by the Prince George's County Planning Board.

RECOMMENDATION SUMMARY

The staff recommends APPROV AL of the Comprehensive Design Plan CDP-0601 with the
conditions listed in the recommendation section of this report.

COMPREHENSIVE DESIGN ZONES

The comprehensive design plan (CDP) phase of the three-phase comprehensive design zone
(CDZ) process requires the submittal of a plan that establishes the general location, distribution, and sizes
of buildings and roads. The plan consists of several drawings and text, which includes the schedule for
development of all or portions of the proposal; standards for height, open space, public improvements,
and other design features. The principa difference between CDZ and conventional zonesisthat it
includes alist of public benefit features and density or intensity increment factors. If a devel opment
proposes to include a public benefit feature, the Planning Board, at this stage of the process, may grant an
increment factor that increases the dwelling unit density or building intensity. The value of the public
benefit feature or density-intensity increment proposal determines the size of the increase. A public
benefit feature is an item that will improve the environment or lessen the public cost of a development.
The intent isto create a devel opment, through the granting of incremental density increases that will
result in a better quality residential, commercial and industrial environment.



EVALUATION CRITERIA

This CDP was reviewed and evaluated for compliance with the following criteria:

A. Conformance with Basic Plan A-9973.

B. The requirements of Section 27-508 (Uses Permitted) and Section 27-509 (Regulations) of the
Zoning Ordinance in the Residential Medium Development (R-M) Zone.

C. The requirements of the Prince George' s County Woodland Conservation and Tree Preservation
Ordinance.

D. Westphalia Sector Plan and Sectional Map Amendment.

E. Referral comments.

FINDINGS

Based upon the analysis of the subject application, the Urban Design Section recommends the

following findings:

1.

Request: The CDP application requests 1,422 to 1,496 residential units including approximately
1,276 single-family dwelling units (attached and detached) and 220 multifamily units, in the
R-M Zone.

L ocation: The subject property islocated on the southern side of Westphalia Road approximately
2000 feet west of its intersection with Ritchie-Marlboro Road.

Surroundings: The siteisbounded in all directions by existing or proposed residential
development. To the southeast is the Marlboro Ridge devel opment, to the southwest is the Smith
Home Farm development, and to the north is the proposed Villages at Westphalia development.

Design Features: The siteis generally “T” shaped, with areas indicated for single-family,
townhome two over two and condominium development, green space recreational facilities, a
park/school site, and a street network. The green space includes environmentally sensitive land
(100-year floodplain) in the northwestern and extreme eastern and southern ends of the site, a
central piece of land to be dedicated to the homeowners’ association for the project and, just
south of it, a future school/park site anticipated to include an elementary school, a middle school
and recreational facilities, a part of the proposed “ Central Park” called for in the Approved
Westphalia Sector Plan and Sectional Map Amendment. The street network, including both
traditional blocks and streets terminating in culs-de-sac, is determined at least in part by the
presence of the floodplain and Westphalia Road to the north.

Townhome development is clustered in the central, the northeastern and southeastern portions of
the site. Two over two units are located in the central and the southeastern portions, along a
boundary shared with the Marlboro Ridge development. At this juncture, the lotting pattern
indicated includes a number of lots straddling the property line, though they are not approved as
part of the comprehensive design plan process. The applicant has indicated its intention to have a
new preliminary plan approved for the Marlboro Ridge development to make this a seamless
connection. These issues, however, concerning the exact lotting pattern of the subject site, are
more appropriately dealt with as part of the preliminary plan of subdivision approval process,
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subsequent to the approval of the subject comprehensive plan. Four different varieties of single-
family detached units are utilized for the remainder of the development, except for a central piece
of land bounded by proposed roads “O”, “P” and “X” which is specified as condominium
development.

Recreational facilities for the proposed project will include the following:

2 picnic areas

3 ditting areas

4 tot lots

2 open play areas

An extensive train/pedestrian network including nature trails with interpretive signage
and connections to adjacent communities.

2 pre-teen areas

4 tennis courts

1 swimming pool

1 basketball court

| volleyball court

1 community building including a meeting room and measuring a minimum of 12,000
square feet in addition to space occupied by pool facilities

Recreational facilities for the development will be complemented both by the adjacent school site
(which might be planned with a softball and soccer field, with final design determined by the
Board of Education) and “ Central Park” envisioned by the Westphalia Sector Plan. Of the 63.5
acres requested by the Department of Parks and Recreation, 30 would be alotted for the school
and the remaining 33.5 would be utilized exclusively for park facilities and become part of
“Central Park.”

Stormwater Management is indicated to be provided by nine stormwater management ponds; one
|ocated at its southern end, two near its center, two on its eastern side and four on its western side.

Previous Approvals. The project is subject to the requirements of Basic Plan A-9973. Please see
Finding 8 for details of conformance with the requirements of that approval.

Development Data: Woodside Village
Zone: R-M

Grosstract area: 381.96

Areawithin the 100-year floodplain: 15.44
Net tract area: 374.24

Residential land area: 374.24

Density (dwelling unitsper acre): 4
Commercial Land Area: None

FAR: Not Applicable

Public Benefit Features and Density I ncrement Factor s: The comprehensive design zone
encourages amenities and public facilities in conjunction with density increases.

Section 27-496(b) of the Prince George' s County Zoning Ordinance provides the guidelines and
criteriafor calculating the density increases for the R-M Zone (base residential density 3.6 to 5.8
dwelling units/acre; maximum residential density 5.7 to 7.9 dwelling units/acre ). The current
Woodside Village application suggests a maximum of 1,496 dwelling units per acre or 4.0 units
per acre, as approved by the basic plan for the project, well within the allowed range. The
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following chart includes the public benefit features and density increment factors as stipulated in
Section 27-509 (B) of the Zoning Ordinance and demonstrates how the subject project should be
alowed to increase their density based on provision of public benefit features in the devel opment.
Please note that the application meets the other general standard of Sec. 27-509 regarding
minimum size. While the minimum size required for residential development of land in the

R-M Zoneisten adjoining acres, the project includes almost 382 acres.

Proposed
Allowed Residential Comment
I ncrements

For open space land at aratio of at 25%in 25% At aproposed maximum of 1,496 dwelling units,
least 3.5 acres per 100 dwelling dwelling units 3.5 acres of open space per 100 unitsresultsin a
units (with aminimum size of one reguirement of 52 acres of open space. This
acre) an increment factor may be reguirement would be met by the 60 acres of
granted, not to exceed (This open homeowners’ association land. The 25 percent
space land should include any density increment is justifiable for thisitem.
irreplaceable natural features,
historic buildings, or natural
drainage swales located on the
project).
For enhancing existing physical 25%in 2.5% Enhancement of physical featuresis accomplished
features (such as break-front dwelling units by cleaning up the site’ s unkempt environmental
treatment of waterways, sodding of areas, afforestation adjacent to existing woodlands
slopes susceptible to erosive action, and the Primary Management Area (PMA) and
thinning and grubbing of growth, designing and minimizing crossings of the PMA so
and the like), an increment factor as to have the least possible negative impact. The
may be granted, not to exceed 2.5 density increment isjustifiable for thisitem.
For a pedestrian system separated 5% in dwelling 5% An extensive trail system (approximately 4.5 miles)
from vehicular right-of-way, an units separating pedestrian from vehicular traffic will
increment factor may be granted, not serve to link the various neighborhoods to each
to exceed other, to recreational and community activities on-

site and with the stream valley

hiker/biker/equestrian trail providing alink to

adjacent properties. The 5 percent density

increment is justifiable for thisitem.
For recreational development of 10%in 10% Recreational facilities for the development
open space (including minimum dwelling units including tennis courts, pre-teen play areas, picnic
improvements of heavy grading, areas, open play areas, passive recregtional aress,
seeding, mulching, utilities, off- tot lots, open play areas, avolley ball court,
street parking, walkways, swimming pool and community center, will be
landscaping, and playground complemented both by the adjacent recreational
equipment), an increment factor facilities on the school site and the contiguous 148-
may be granted, not to exceed acre Central Park. The 10 percent density

increment isjustifiable for thisitem.
For public facilities (except streets 30%in This potential
and open space areas) an increment dwelling units | density increment
factor may be granted, not to exceed was nhot pursued by

the applicant.

For creating activity centerswith 10%in An activity center, with space provided for quasi-

space provided for quasi-public
services (such as churches, day care
centers for children, community
meeting rooms, and the like), a
density increment factor may be
granted, not to exceed

dwelling units

public services has not been provided as part of the
application. Therefore, the 10 percent density
increment is justifiable for thisitem.
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7 | For incorporating solar access or 5% in dwelling | This potential
active/passive solar energy in units density increment
design, an increment factor may be was not pursued by
granted, not to exceed the applicant.

SUMMARY OF PROPOSED INCREMENTS 42.5%

The applicant is only requesting a 12% increase over the
base density to achieve the 4 dwelling units per acre.

Comment: Staff agrees with the applicant’s calculation of public benefit features and density
increment factors. By this calculation, the proposed density iswell within the upper limit of
density permitted after application of the permitted density increments.

Findings Required by Section 27-521 of the Zoning Ordinance (Findings 8-16 below)

8. The comprehensive design plan isin confor mance with the approved basic plan.

Comment: The proposed comprehensive design plan is in conformance with the approved basic
plan. Relevant conditions of that approval are included below in bold face type followed by
either an indication of where the condition is addressed within this staff report or by staff's

comments:

1 Thefollowing development data and conditions of approval serve aslimitations on the land
use types, densities, and intensities, and shall become a part of the approved basic plan:

DEVELOPMENT DATA:

Total area 381.95 acres
Land in the 100-year floodplain* 15.69 acres
Adjusted grossarea: (381.95 less half the 374.15 acres
floodplain)*

Density permitted under the R-M (Residential Medium 3.6-5.8 dwellings/acre
Zone)

Baseresidential density (3.6 du/ac)*

1,347 dwellings

Maximum residential density (5.8 du/ac)*

2,170 dwellings

Approved Land Use Types and Quantities:

Residential: 374.15 adjusted grossacresat 3.8-4.0
du/ac*

1,422-1,497 dwellings

Number of the units above the base density:

75-150 dwellings

Permanent open space: (31 % of original site area)*

116 acres

Public active open space: (parkland and school sites)*

26.0 acres minimum parkland
10 acres minimum elementary
school
20 acres minimum middle school

Privatgopen space (homeowner association and other)
O

60 acres

be validated during thereview of a CDP to account for the addition of the 11.65-

acre Toll Brothers, Inc. property.

Comment: Applicant’s proposed density range of 1,422-1,496 residential units meets this
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regquirement both in terms of density and nature of land use and the size of the park/school siteis
accurate.

Thefollowing shall berequired as part of the Comprehensive Design Plan (CDP) submittal
package:

a.

The Transportation Planning staff shall make Master Plan transportation facility
recommendations consistent with the Westphalia Sector Plan. The CDP road
alignments shall conform to road alignmentsin all other adjacent approved
subdivisions.

The Transportation Planning staff shall review thelist of significant internal access
points as proposed by the applicant along master plan roadways, including

inter sections of those roadways within the site. Thislist of inter sections shall receive
detailed adequacy study at the time of preliminary plan of subdivision. The
adequacy study shall consider appropriate traffic control aswell asthe need for
exclusive turn lanes at each location.

The Transportation Planning staff shall review minor street connections between
the subject site and adjacent properties. All minor street connections shown on the
Comprehensive Design Plan shall conform to all other adjacent approved
subdivisions.

The Applicant shall build the MD 4/Westphalia Road inter change with the
development of the subject property and this may be accomplished by means of a
public/private partnership with the State Highway Administration and with other
developersin thearea. This partnership may be further specified at the time of
Preliminary Plan of Subdivision, and thetiming of the provision of this
improvement shall also be determined at the time of Preliminary Plan of
Subdivision.

The CDP shall demonstrate that a majority of lotslocated along Westphalia Road
are single-family detached lotsin order to be compatible with the surrounding land
use pattern and to preserve arural character asrecommended in the WCCP Study.

The Applicant shall meet with and obtain written approval from the DPW&T to
front and/or provide driveway accessto any townhouse units that may be located
along C-631. If thetownhouses or two-over-two townhouses are to be located along
any roadways, which are classified as collector and above, they should be accessed
through an alley.

Comment: Please see Finding 19C for the Transportation Planning Section’ s evaluation of Basic
Plan conditions 3a-d and 3f. Although the exact lotting pattern for the proposed development will
not be determined until time of preliminary plan of subdivision, theillustrative plan for the
project indicates that the majority of lots located along Westphalia Road are single-family
detached are in compliance with condition 3e above.

g.

The Applicant and the Applicant’s heir s, successor s, and/or assignees shall provide
the following in confor mance with the 1994 Master Plan and the WCCP Study:

@ Providethe Master Plan hiker-biker-equestrian trail along the subject site’'s
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entire portion of the Cabin Branch stream valley subject to Department of
Parks and Recreation coor dination and approval.

2 Provide an eight-foot-wide side path or wide sidewalk along the subject
property’sentire frontage of Suitland Parkway extended.

()] Provide a sidepath (Class |1 Trail) along the subject site’s entireroad
frontage of Westphalia Road.

(4)  Providetheinternal HOA trails and sidepaths as conceptually shown on the
submitted hiker and biker trail plan.

Comment: Please see Finding 19g and 19e for the Department of Parks and Recreation’s
comments and 19d for those of the trails coordinator regarding condition 3g.

h.

Submit a design package that includes an image board and general design
guidelinesthat establish review parameters, including design, material and color,
for architectural, signage, entrance features and landscaping for the entire site.

Comment: Images and the general design guidelines mentioned above were included in the
comprehensive design plan package.

Provide a description of the type, amount, and general location of the recreation
facilities on the dedicated parkland and elsewhere on the site, including provision of
private open space and recr eation facilities to serve development on all portions of
the subject property.

The Applicant, and the Applicant’ heirs, successors and/or assignees shall agreeto
make a monetary contribution or providein-kind servicesfor the development,
operation and maintenance of the central park. Therecreational facilities packages
shall bereviewed and approved by DPR prior to Comprehensive Design Plan (CDP)
approval. Thetotal value of the monetary contribution (or in-kind services) for the
development, oper ation and maintenance of the central park shall be $3,500 per
dwelling unit in 2006 dollars. The Applicant may make a contribution into the
“park club” or provide an equivalent amount of recreational facilities. The value of
therecreational facilities shall bereviewed and approved by DPR staff. Monetary
contributions may be used for the design, construction, operation and maintenance
of therecreational facilitiesin the central park and/or the other parksthat will serve
the Westphalia Study Area. The park club shall be established and administered by
DPR.

The Applicant shall submit a scope of servicesfrom a qualified urban park design
consultant for development of a Comprehensive Concept Plan for the portion of
central park in the project area. The Comprehensive Concept Plan shall be
prepared by a qualified urban park design consultant working in cooperation with a
design team from DPR and Urban Design Section. Urban Design Section and DPR
staff shall review credentials and approve the design consultant prior to
development of a Comprehensive Concept Plan. The Comprehensive Concept Plan
shall be approved by DPR prior to approval of the Comprehensive Design Plan
(CDP).

The public recreational facilities shall be constructed in accordance with the
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standards outlined in the Park and Recreation Facilities Guidelines. The concept
plan for the development of the parks shall be shown on the Comprehensive Design
Plan.

m. Provide a multiuse stream valley trail along the subject site’ s portion of Cabin
Branch, in conformance with the latest Department of Parksand Recreation
Guidelines and Standards. Connector trails should be provided from the stream
valley to adjacent residential development and recreational uses.

Comment: Please see Finding 19D (Trailsreferra comments) and Finding 19E (Department of
Parks and Recreation) with respect to compliance with conditions 3i, 3j, 3k, 3l and 3m. With
respect to private recreational facilities, arecommended condition below would require the
majority of the facilities to be centrally located on homeowners' association land and the
remainder located so that some recreational facilities are easily accessible to all residents. More
specifically, the recreational facilities should be located as indicated on Applicant’ s Exhibit #1.

n. Provide the site location and timing or propose a contribution for the pro-rata share
of funding for thefollowing public facilitiesto be reviewed and approved by the
appropriate agencies and the Countywide Planning Division:

Q) Firestation

2 Library

3 Palice facility

(@] Middle school

5) Elementary school

Comment: Please see Finding 19f (Referrals/Public Facilities) with regard to Condition 3n.

0. Submit a signed Natural Resources Inventory (NRI) with the Comprehensive Design
Plan. All subsequent plan submittals shall clearly show the Patuxent River Primary
Management Area (PMA) asdefined in Section 24-101(b)(10), and as shown on the
signed NRI.

p. Demonstrate that the Primary Management Area (PMA) has been preserved to the
fullest extent possible. Impactsto the PM A shall be minimized by making all
necessary road crossings per pendicular to the streams and by using existing road
crossingsto the extent possible.

g. Submit arequired Typel Tree Conservation Plan (TCPI). The TCPI shall:

@ Focus on the creation and/or conservation/preservation of contiguous
woodland.

2 Concentrate priority areasfor tree preservation in areas within the
framework of the Approved Countywide Green Infrastructure Plan such as
stream valleys. Reflect a 25 per cent Woodland Conservation Threshold
(WCT) and meet the WCT requirementson-site.

3 Mitigate woodland cleared within the PMA’s Preservation Area on-site at a

ratio of 1:1, with the exception of impacts caused by Master Plan roads
which shall be mitigated 1:25. Thisnote shall also be placed on all Tree
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Conservation Plans.

(@] Focus affor estation in currently open areaswithin the PM A and areas
adjacent to them. Tree planting should be concentrated in ar eas of wetland
buffersand stream buffers, which are priority areasfor afforestation and
the creation of contiguous woodland.

5) Prohibit woodland conservation on all residential lots.
r. Submit an exhibit showing areaswhere Marlboro Clay occurson-site.

Comment: Please see Finding 199 (Referra s’Environmental) regarding conditions 3o, 3p, 3q and
3r.

S. Submit a plan that addresses how housing will be provided for all income groupsin
accordance with Section 27-487 and the master plan recommendationsfor the
planned community.

Comment: The applicant included such aplan as“Appendix L” to the subject comprehensive
design plan. More specifically, the applicant stated that the range of housing types would be
located within the development which would include housing of various price levels including
single-family detached, townhomes, condominiums and two over two dwelling units that would
each appeal to different price levels. Further, they said that the median household income for
residents in the Washington metropolitan areais close to the highest in the nation. Lastly, they
noted that they were willing to work with a HUD/local housing authority program involving
private developers build housing that is affordable under the government’ s definition. Based on
the median income in this Washington metropolitan area HUD and Prince George's County
Housing Authority have determined that a family of four, with a maximum income of $85,000 are
the individuals who qualify to purchase designated affordable homes in Prince George’ s County,
or receive affordable home purchase credits. Based on the variety of housing types made
available by Toll at Woodside Village, and assuming that there are not any other substantial credit
irregularities by the homeowner, Toll will have housing opportunities for some individuals who
qualify for affordable housing credits, as they seek governmental assistance to buy homes and
that some of those individuals may qualify to purchase a home in the Woodside Village
development under the terms of this program.

Staff has recommended a condition below that would require that .5 percent of the units be sold
as affordable housing units under the terms of the above-mentioned program.

t. Present all roadway improvement plansfor Westphalia Road to the Historic
Preservation and Transportation Planning staff for review and comment to ensure
that all scenic and historic features associated with this historic road are properly
evaluated and preserved as necessary.

u. Complete a Phase| archeological investigation report and submit to the Historic
reservation staff for approval.

Comment: Please see Finding 19a (Referrals/Historic and Archeological) regarding condition 3u.
Asto Condition 3t, the Historic Preservation and Transportation Planning staff have deferred
comment regarding to issues of scenic and historic features of Westphalia Road to the
Environmental Planning Section, which regularly reviews such issues for compliance. The
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Environmental Planning Section, in turn, has suggested that the following condition be attached
to the subject approval:

“At least 35 days prior to approval of the preliminary plan by the Planning Board, an
evaluation of the right-of-way and viewshed of Westphalia Road, a designated historic
road shall be submitted. Inventory information may be included on the forest stand
delineation or tree conservation plan for the site if appropriate, or in a separate document,
and may include text, photographs, or other items which provide information necessary to
evaluate visual quality. At aminimum the preliminary plan shall show a 40-foot-wide
scenic preservation buffer outside the public utility easement along Westphalia Road.
After reviewing the visual inventory other design considerations may be imposed.”

Such condition has been included in the recommendation section of this report.

At thetime of Preliminary Plan of Subdivision and/or prior tothefirst plat of Subdivision,
the Applicant shall:

C. Submit a letter of justification for all proposed PM A impacts, in the event
disturbances are unavoidable.

Comment: Please see finding 199 (ReferralEnvironmental) regarding Condition 4c.

d. Submit a plan, prior to Planning Board approval of a Preliminary Plan of
Subdivision, that shall providefor:

(D] Either the evaluation of any significant ar chaeological resources existing in
the project area at the Phasell level, or

2 Avoiding and preserving the resourcein place.

Comment: Please see Finding 19a (Referrals/Historic and Archeological) regarding Condition
4d.

e The Applicant shall dedicate 56 developable acres of public open spaceto
M-NCPPC for a park/school. The portion of the parkland needed for school
construction shall be conveyed to the Board of Education when funding for
construction isin place and conveyance of the property isrequested by the Board of
Education. Thefinal determination of location of the land to be dedicated for
park/school sites shall be determined at the time of CDP Plan approval. Theland to
be conveyed to M-NCPPC shall be subject to the following conditions:

(D] An original, special warranty deed for the property to be conveyed, (signed
by the WSSC Assessment Supervisor), shall be submitted to the Subdivision
Section of the Development Review Division, M aryland-National Capital
Park and Planning Commission (M-NCPPC), along with the final plats.

2 M-NCPPC shall be held harmlessfor the cost of public improvements
associated with land to be conveyed, including but not limited to, sewer
extensions, adjacent road improvements, drains, sidewalls, curbsand
gutters, and front-foot benefit charges prior to and subsequent to Final Plat.

3 The boundaries and acreage of land to be conveyed to M-NCPPC shall be
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(4)

(5)

(6)

(7)

(8)

(9)

indicated on all development plans and per mits, which include such
property.

Theland to be conveyed shall not be disturbed or filled in any way without
the prior written consent of the Department of Parks and Recreation (DPR).
If theland isto be disturbed, DPR shall requirethat a performance bond be
posted to warrant restoration, repair or improvements made necessary or
required by M-NCPPC development approval process. The bond or other
suitable financial guarantee (suitability to be judged by the General
Counsel’s Office, M-NCPPC) shall be submitted to DPR within two weeks
prior to applying for grading per mits.

Stormdrain outfalls shall be designed to avoid adver seimpacts on land to be
conveyed to or owned by M-NCPPC. If the outfallsrequire drainage
improvements on adjacent land to be conveyed to or owned by M-NCPPC,
DPR shall review and approve the location and design of these facilities.
DPR may require a performance bond and easement agreement prior to
issuance of grading permits.

All waste matter of any kind shall be removed from the property to be
conveyed. All wells shall befilled and underground structures shall be
removed. DPR shall inspect the site and verify that land isin acceptable
condition for conveyance, prior to dedication.

All existing structures shall be removed from the property to be conveyed,
unlessthe Applicant obtainsthe written consent of the DPR.

The Applicant shall terminate any leasehold interests on property to be
conveyed to the Commission.

No stormwater management facilities, or tree conservation or utility
easements shall be proposed on land owned by or to be conveyed to
M-NCPPC without the prior written consent of DPR. DPR shall review and
approvethelocation and/or design of these features. |f such proposalsare
approved by DPR, a performance bond, maintenance and easement
agreements shall berequired prior to theissuance of grading permits.

f. Enter into an agreement with the DPR, prior to thefirst Final Plat of Subdivision,
that shall establish a mechanism for payment of feesinto an account administer ed
by the M-NCPPC. The agreement shall note that the value of thein-kind services
shall be determined at the sole discretion of DPR.

. Submit three original, executed agreementsfor participation in the park club to
DPR for their review and approval, eight weeks prior to a submission of afinal plat
of subdivision. Upon approval by DPR, the agreement shall berecorded among the
Land Records of Prince George's County, Upper Marlboro, Maryland.

Comment: Please see Finding 19e (Referral s/Parks) regarding Conditions 4e, 4f and 4g.

Prior to submittal of any grading or building per mits, the Applicant shall demonstrate that
the Dunblane (Magruder family) Cemetery shall be preserved and protected in accor dance
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10.

11.

12.

with Section 24-135-02 of the Subdivision regulations, including:

a. An inventory of existing cemetery elements.
b. M easuresto protect the cemetery during development.
C. Provision of a permanent wall or fenceto delineate the cemetery boundaries, and

placement of an interpretive marker at alocation closeto or attached to the
cemetery fence/wall. The Applicant shall submit for review and approval by the
Historic Preservation staff, the design of the wall and design and proposed text for
the marker at the Dunblane (Magruder family) cemetery.

d. Preparation of a per petual maintenance easement to be attached to the legal deed
(i.e., thelot delineated to include the cemetery). Evidence of this easement shall be
presented to and approved by the Planning Board or its designee prior to final plat.

Comment: Please see Finding 19a (Referral/Historic and Archeological) regarding Condition
5a-d.

The proposed plan would result in a development with a better environment than could be
achieved under other regulations:

Comment: The proposed plan retains a considerable amount of open space, protects sensitive
environmental features and dedicates land for two schools and a park that will have utility both
for future residents of the proposed subdivision and other area residents.

Approval iswarranted by the way in which the comprehensive design plan includes design
elements, facilities, and amenities, and satisfies the needs of the residents, employees, or
guests of the project;

Comment: The project includes both on-site and adjacent recreational facilities, including atrails
network that connects to alarger one in the surrounding area. More particularly, the project
includes picnic, passive recreational and open play areas, tot and pre-teen playgrounds, tennis
courts, acommunity center, swimming pool, an extensive trail network and volleyball court. In
addition, the applicant is dedicating 30 acres for a part/school site and an additional 26 for the
adjacent planned “Central Park,” a public park called for in the Westphalia Sector Plan. The
Department of Parks and Recreation is requesting that they increase the land to be dedicated for
Central Park to 33.5 acres. Therefore, it may be said that the plan warrants approval by inclusion
of design elements, facilities, and amenities that satisfy the needs of residents, employees or
guests of the project.

The proposed development will be compatible with existing land use, zoning, and facilities
in the immediate surroundings;

Comment: The proposed development is compatible with the surrounding land uses as they are
exclusively residential. Moreover, by providing a school/park site, the development is providing
additional compatibility by providing needed facilities for the residents of the surrounding
residential subdivisions.

Land uses and facilities covered by the comprehensive design plan will be compatible with
each other in relation to:
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13.

14.

a. Amounts of building coverage and open space;
b. Building setbacks from streets and abutting land uses; and
C. Circulation access points;

Comment: A buffer of homeowner’ s association/open area surrounds most portions of the
development. Should a recommended condition be adopted regarding two exceptions to this
general statement, a buffer will be provided at the entire periphery of the site except where roads
connect and where development is planned to dovetail with arevised plan for the Marlboro Ridge
development.

Each staged unit of the development (aswell asthetotal development) can exist as a unit
capable of sustaining an environment of continuing quality and stability;

Comment: The development of Woodside Village is divided into six phases. They are specified
on aplan graphic entitled “ Staging Plan” asfollows:

Phase Pods Involved

Phase 1 D,E, F, G, J3 Kland K2

Phase 2 C1,C2,J1, 72,4, M1, M2

Phase 3 M3, O, P1, P2

Phase 4 R, ST

Phase 5 N (HOA Park Site Only)

Phase 6 A,B,H1 11, H2 11, H2, 12, L

Phase 7 Q (Dedication to M-NCPPC for Park/School Site

Notes on the plan state that each stage indicates a group of units to be constructed together.
Further, notes stipulate that the stage number in no way indicates the sequence of construction
and that any group of units may proceed to construction in any sequence.

The CDP text states that each stage identifies groups of units and associated roadways, that will
proceed concurrently to specific design plan and construction within a six-year development
schedule for the project. The intent of the staging in the CDP document is to establish priority for
groups of units within parcelsin terms of specific design plan submissions, though the applicant
retained the right to adjust the schedule and staging to accomplish alogical and economically
feasible devel opment, subject to the understanding that each stage will be capable of sustaining
an environment of continuing quality and stability. Staff generally supports this assertion but is
concerned that the central recreational facilities are not being introduced early enough in the
staging plan. Therefore, arecommended condition below would require that Phase 5 be
completed prior to issuance of a building permit for the 496™ building permit for the
development.

Staging of development will not be an unreasonable burden on available public facilities;
Comment: Since each stage will be completed with its associated roadways, recreational
facilities and utilities, it is not expected that the staging of development will be an unreasonable

burden on available public facilties. Furthermore, in a memorandum dated March 6, 2008, the
Historic Preservation and Public Facilities Planning Section stated specifically that they had
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15.

16.

17.

18.

19.

reviewed the subject comprehensive design plan in accordance with Section 27-520(a)(8) of the
Zoning Ordinance and that they had concluded that the staging of development of this project
would not be an unreasonable burden on available public facilities.

When a comprehensive design plan proposal includes an adaptive use of a historic site, the
Planning Board shall find that:

a. The proposed adaptive use will not adver sely affect distinguishing exterior
architectural features or important historic landscape featuresin the established
environmental setting;

b. Parking lot layout, materials, and landscaping are designed to preserve the integrity
and character of the historic site;

C. The design, materials, height, proportion, and scale of a proposed enlar gement or
extension of a historic site, or of a new structure within the environmental setting,
arein keeping with the character of the historic site:

Comment: The subject project does not include the adaptive use of a historic site.

The plan incor por atesthe applicable design guidelines set forth in Section 27-274 of Part 3,
Division 9, of this subtitle, and wher e townhouses are proposed in the plan, with the
exception of the V-L and V-M Zones, the requirements set forth in Section 27-433(d).

Comment: The plan incorporates the applicable design guidelines of Section 27-274 of Part 3,
Division 9 and Section 27-433(d) of the Zoning Ordinance.

Theplan isin conformance with an approved tree conservation plan.

Comment: A Type | Tree Conservation Plan (TCPI/006/08) was submitted and is recommended
for approval, subject to conditions. Should the subject development be approved with conditions
as recommended, it may be said that the plan isin conformance with an approved tree
conservation plan.

Woodland Conservation Ordinance—In a memorandum dated June 28, 2008, the
Environmental Planning Section stated that the development is subject to the requirements of the
Prince George' s County Woodland Conservation Ordinance, because the parcels affected by the
development activity measure in excess of 40,000 square feet and contain more than 10,000
square feet of existing woodland. Also, in that memorandum after extensive environmental
review, the Environmental Planning Section recommended approval of the project, subject to
condition. Those conditions have been included in the recommended conditionsin the
recommendation section of thisreport. Therefore, if the approval of the subject project is made
subject to the conditions of approval included in the recommendation section of this report, it may
be said that the project isin compliance with the requirements of the Prince George’'s County
Woodland Conservation Ordinance.

Approved Westphalia Sector Plan and Map Amendment.
The subject application isan integral part of the Approved Westphalia Sector Plan and Sectional

Map Amendment as is mentioned throughout the original planning document as “a pending
rezoning application” and “key development proposal.” It was contemplated during the planning
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20.

process and became part of the vision for Westphalia. The subject comprehensive design plan
attempts to implement that vision and is one of the first such plans to be considered under the
guidance of the Westphalia Sector Plan.

More specifically, the plan included an overall development concept promoting, among other
things:

. Attractive and safe residential neighborhoods with a range of housing types and densities,
convenient access to schools, recreation, green spaces, and shopping. ..

. Residential development of approximately 17,000-18,000 units in awide range of mixed
housing types and densities...

and has a stated policy (Policy #5) to promote new residential development. It islogical
that, due to the geographic location of Woodside Village, that the building lots and
single-family be of modest size so as to provide a transition between the town center to
the south and the more rural large lot single-family detached units to the north.

The Woodside Village devel opment supports the overall development concept. In the
process of implementing the plan, however, consistent guidance regarding the maximum
percentages of townhouse and multifamily dwelling units and minimum lot area and
width requirements should be established. Staff would suggest, and hasincluded in a
recommended condition the following guidance:

. That no more than 50 percent of the units included in the devel opment be
townhouse; two over two; or multi-family dwelling.

. That no townhouse yard measure smaller than 800 square feet if the unit does not
have a deck and no more than 500-square feet if adeck is provided.

. That a maximum of 15 percent of the townhouse units measure a minimum of 16
feet wide, with the remainder of the townhouse units measuring a minimum of 18
feet wide.

Referral Comments: The subject application was referred to the concerned agencies and
divisons. Thereferral comments are as follows:

a. Historic Preservation and Archeological Review—In a memorandum dated
July 7, 2008, the Historic Preservation and Public Facilities Planning Section, noted that
the subject site is subject to conditions of the approval of the Westphalia Sector Plan and
Sectional Map amendment (CR-2-2007), offered the following findings:

Historic Preservation

1. The subject property includes the Dunblane Site & Cemetery (Historic Resource #78-010)
which islocated on the Dunblane property in the Magruder/McGregor Family Cemetery
with interments and tombstones dating from 1810 to 1915. The original 18" century
Dunblane House was destroyed in 1969, but because of its architectural and historical
significance, its site may have archeological potential.

Dunblane was a one-and-one-half story, multi part stucco-covered dwelling that was one
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of Prince George's County’s most venerable landmarks because of its association with
the earliest generations of the Magruder family. Dunblane was built in 1723 by John
Magruder, grandson of Alexander Magruder, a Scottish immigrant. Three walls were
brick, the fourth of logs. The house stood until a gas explosion on Good Friday, 1969. At
its destruction, Dunblane was the oldest Magruder dwelling in Maryland. The property
had been documented with photographs and plan sketches by the Historic American
Buildings Survey in the 1930s.

Historic Resource #78-010 has not been evaluated by the Historic Preservation
Commission for potential designation as a Historic Site according to the criteriafound in
the Historic Preservation Ordinance (Subtitle 29 of the County Code). It is possible that
with the completion of archeological investigations, the Magruder/McGregor Family
Cemetery and/or the Dunblane House site could be found to meet Historic Site
designation criteria.

Archeology

3.

Phase | archeological survey was conducted on the five parcel s comprising the Woodside
Village property (Wholey, Suit, Yergat, A. Bean, and Case) from February to April 2005
and January to May 2007. Twelve archeological sites were identified on the property.
Site 18PR860 is located on the Wholey Property and is alate 19" to 20™ century tenant
house and artifact scatter. Site 18PR891 is located on the A. Bean property and isa
multicomponent prehistoric lithic scatter and historic artifact scatter. Site 18PR892 is
located on the Suit Property and is alight scatter of late 19™ to mid-20™ century artifacts
surrounding atenant house. Site 18PR893 is located on the Suit Property and is alight
scatter of late 19" to 20" century artifacts surrounding the main house on the property .
Site 18PR894 is located on the Suit Property and consists of a dense scatter of brick and
domestic artifacts dating from the 18" to 20™ centuries. This site may represent the
remains of an 18" century occupation on the property. Site 18PR895 is located on the
Suit Property and consists of atenant house and associated late 19" to early 20" century
artifact scatter. Site 18PR898 is located on the Y ergat Property and isamid 19" to 20"
century artifact scatter that may represent the remains of two tenant houses. Site 18PR899
islocated on the Y ergat Property and is a refuse disposal area dating from the late 19" to
20" centuries. Site 18PR900 is located on the Case Property and is an 18" to 20" century
artifact scatter associated with the former Dunblane House (Historic Resource #78-010).
Site 18PR901 is located on the Case Property and consists of alate 19" to early 20"
century artifact scatter. Site 18PR902 is located on the Case Property and is alate 19" to
early 20™ century refuse dump associated with house site 18PR900. Site 18PR903 is
located on the Case Property and is another late 19™ to early 20" century refuse dump
associated with house site 18PR900.

Staff concurs with the report’ s findings that no further work is necessary on sites
18PR891, 18PR892, 18PR893, 18PR895, 18PR899, 18PR902, and 18PR903. Staff also
concurs that no further work is necessary on archeological site 18PR860; however, the
20" century dwelling/tenant house associated with the site should be recorded on a
Maryland Inventory of Historic Properties form. In addition, staff concurs that Phase |
investigations are necessary on sites 18PR894, 18PR898, 18PR900, and 18PR901. The
applicant has submitted four copies of the final reports for the Bean, Case, Suit, Wholey
and Y ergat properties. The reports were accepted by Historic Preservation staff on March
28 and April 8, 2008.
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CONCLUSIONS
Historic Preservation

1 Based on the historic significance of the Dunblane property, and its association with the
Magruder family, the Magruder/M cGregor family cemetery should be protected and
maintained throughout the development process. A plan for the long term maintenance
and preservation of the site should be developed by the applicant, whether or not the
cemetery is designated as a Historic Site. Should the archeological investigations of the
property yield significant findings and features to be preserved in place, those features
should also be considered for potential Historic Site designation.

2. Should the Magruder/M cGregor Family Cemetery and/or an archeological feature within
the devel oping property be designated as a Historic Site, the buffering provisions of the
Prince George' s County Landscape Manual would apply, and careful consideration
should be given to the character of fencing, and landscape features to be introduced.

Archeology

3. Phase Il investigations are necessary on sites 18PR894, 18PR898, 18PR900, and
18PR901. A Phase Il work plan for these sites was submitted to Historic Preservation and
Maryland Historical Trust staff and has been approved.

At the suggestion of the Historic Preservation and Public Facilities Planning Section, conditions
3u, 4d, and 5 of the Westphalia Sector Plan and Sectional Amendment Zoning Ordinance
No. 5-2007 have been included in the recommendation section of this report.

b. Community Planning— In a memorandum dated May 1, 2008, the Community
Planning South Division stated that the application is not inconsistent with the 2002
General Plan Development Pattern Policies for the Developing Tier. Additionally, they
stated that the proposed development plan isin conformance with the principles of the
2007 Westphalia Sector Plan for a planned community in the subject area. Lastly, they
suggested that afee of $3,500 per new dwelling unit is appropriate for the provision of
public parks facilities. A recommended condition below would require the payment of
the suggesting fee prior to issuance of each building permit.

C. Transportation—In amemorandum dated June 18, 2008, the Transportation Planning
Section offered the following review and comment:

Upon review of the applicant’ straffic study, staff concurs with its findings and conclusions as
they pertained to the analyses of the various intersections. In addition to the planning staff, the
study was reviewed by two other agencies, the State Highway Administration (SHA) and the
Department of Public Works and Transportation (DPW&T). In aMay 20, 2008 memorandum to
staff (Issayansto Burton), the DPW& T appears to bein general agreement with the study
conclusions. It did however, made some recommendations, most of which affect traffic
operations. Some of those recommendations are as follows:

. The developer should be required to widen Ritchie Marlboro Road for three westbound

through lanes to accept the proposed third left turn lane from northbound Ritchie
Marlboro Road.
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. Dueto thefailing level of service, the applicant should also be required to provide the
improvements to the intersection of Westphalia Road and Melwood Road/D’ Arcy Road
if Smith Farm Devel opment does not come to fruition.

. Due to the skewed angle of Sansbury Road with D’ Arcy Road and the future failing level
of service, improvements should be made to improve capacity and realign Sansbury Road
to 90 degrees with D’ Arcy Road.

. Add an additional through lane on southbound Ritchie Marlboro and Westphalia Road to
improve capacity and align the Westphalia Road to opposite Orion Lane. The proposed
one-lane approach will block the right lane in addition to the through lane being blocked
by left turnsinto Orion Lane.

In aJune 3, 2008 memorandum to staff (Foster to Burton), the SHA also expressed its
concurrence with all of the traffic study findings regarding adequacy. SHA noted however, the
following additional comments:

Twenty-five percent of the site generated traffic will utilize the I-95 at Ritchie Marlboro
interchange. SHA is therefore recommending that M-NCPPC conditions the applicant to
pay a pro-rata contribution towards the future reconstruction of said facility.

. The third eastbound and westbound through lanes on Ritchie-Marlboro Road at Sansbury
Road intersection should extend to the west to the [-95 Northbound Ramps at Ritchie
Marlboro Road roundabout

TRANSPORTATION STAFF FINDINGS

1 The application is a CDP for asingle-family residential a development of :
. 451 single family units
. 689 townhouse units
. 220 multi-family units

The proposed devel opment would generate 840 (168 in, and 672 out) AM peak-hour trips and
832 (541 in, 291 out) PM peak-hour trips at the time of full build-out, as determined using
“Guidelines for the Analysis of the Traffic Impact of Development Proposals.”

2. Thetraffic generated by the proposed devel opments would impact the following
intersections and links:

Ritchie Marlboro Road at Sansbury Road
Ritchie Marlboro Road at White House Road
MD 4 at Westphalia Road

Westphalia Road at P-616 (future)
Westphalia Road at MC-631 (future)

MD 4 at Suitland Parkway

Ritchie Marlboro Road at Westphalia Road
D’ Arcy Road at Westphalia Road

D’ Arcy Road at Sansbury Road
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None of the aforementioned intersectionsis programmed for improvement with 100
percent construction funding within the next six yearsin the current (FY 2007 - 2012)
Maryland Department of Transportation 2008-2013 Consolidated Transportation
Program (CTP) or the Prince George's County Capital Improvement Program (CIP) with
the exception of the following:

. MD 4 at Suitland Parkway

The subject property is located within the Developing Tier as defined in the Prince
George's County Approved General Plan. As such, the subject property is evaluated
according to the following standards. Links and signalized inter sections: Level-of-
service (LOS) D, with signalized intersections operating at a critical lane volume (CLV)
of 1,450 or better; Unsignalized inter sections. The Highway Capacity Manual
procedure for unsignalized intersectionsis not atrue test of adequacy but rather an
indicator that further operational studies need to be conducted. Vehicle delay in any
movement exceeding 50.0 seconds is deemed to be an unacceptabl e operating condition
at unsignalized intersections. In response to such afinding, the Planning Board has
generally recommended that the applicant provide atraffic signal warrant study and
install the signal (or other less costly warranted traffic controls) if deemed warranted by
the appropriate operating agency.

All of the intersectionsidentified in Finding 2 above, when analyzed with the total future
traffic as devel oped using the Guidelines, were found to be operating inadequately except
the following:

. MD 4 at Suitland Parkway

In consideration of the findings in number 5 above, this applicant will be required to
provide the following improvements:

a Sansbury Road/Ritchie Marlboro Road I nter section (signalized)

. Install athird westbound and eastbound through lane on Ritchie-
Marlboro Road.
b. White House Road/Ritchie-Marboro Road I nter section
. Restripe the three approach lanes of northbound Ritchie-Marlboro Road to

provide double left and a shared left thru right-turn lane.

. Provide a third through lane along westbound Ritchie Marlboro Road to
receive traffic from three left-turn lanes.

C. Westphalia Road/ M D 4 | nter section

. Provide a pro-rata contribution pursuant to a Surplus Capacity
Reimbursement Procedure (SCRP) approved by the Planning Board.

d. Westphalia Road and P-616
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. Construct a standard collector section along the south side of Westphalia
Road along the property frontage

e Westphalia Road and Ritchie Marlboro Road
. Conduct asignal warrant study and install signal if deemed necessary by
DPW&T.
f. Westphalia Road and M C-631
. Construct a standard collector section along the south side of Westphalia
Road along the property frontage.
g. D’Arcy Road and Westphalia Road
. Conduct asignal warrant study and install signal if deemed necessary by
DPW&T.

h. D’Arcy Road and Sansbury Road

. Conduct asignal warrant study and install signal if deemed necessary by
DPW&T.
i SCRP Methodology

Based on the findings adopted by the Planning Board (PGCPB 06-64(A)) for The
Smith Home Farm, the following represents the methodology for computing the
pro-rata amount for this application:

Pro Rata Sharefor Subject Development:
Base Condition

Total cost of Construction $25,841,100.00

Westphalia Road/service road: AM CLV -788; PM CLV - 679 Average 733.5
Old Marlboro Pike/lMD 4 EB ramps. AM CLV —623; PM CLV - 620 Average 621.5
Service road/MD 4 WB ramps. AM CLV -569; PM CLV — 366. Average 467.5
Interchange base statistic (733.5 + 621.5 + 467.5) / 3 =607.50

Base Capacity: 1450 —607.5 = 842.50 (capacity units)
Allocable cost per capacity unit: $25,841,100.00 / 842.5 = $30,671.81

Base Condition (with SHF + D’ Arcy + Rajaee + Westphalia Towns)

Westphalia Road/service road: AM CLV -1318; PM CLV —1168 Average 1243
Old Marlboro Pike/MD 4 EB ramps.  AM CLV —-805; PM CLV — 1096 Average 950.5
Service road/MD 4 WB ramps. AM CLV -673; PM CLV —422. Average 547.5

Woodside Village
Interchange traffic statistic: (1243 + 950.5 + 547.5) / 3 =913.67
D’Arcy (North & South) + SHF + Rgjaee + Westphalia Towns
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Interchange traffic statistic: 890.5
Change in traffic statistic = Woodside Village — (Westphalia+ D’ Arcy + SHF + Rajaeg)
Changein traffic statistic = 913.67—890.5 = 23.17

Share = Change x Allocable cost per capacity unit
Share=11.33 x $30,671.81 = $710,563.60
Cost per dwelling unit = $710,563.60/ 1,360 = $522.47

It should be noted that all of the CLV computations are based on a lane configuration as
shown on the most recently available construction drawings (30 per cent complete) for the
proposed inter change. These computations may vary from those that were outlined in
PGCPB 06-64(A)) for The Smith Home Farm since staff had to rely on a design (and lane
usage) that wasin the very early planning phase. Asthe design plans get closer to 100

per cent completion, it isconceivable that the proposed lane usage and subsequently, the
final CLVsfor thethreeintersections may change yet again. staff is confident that by the
timefinal action by the Planning Board istaken regarding the establishment of a SCRP,
staff will have available, 100 percent design planswith a definitive lane usage.

With the approval of the Smith Home Farm preliminary plan, and
a The establishment of SCR improvement in accordance with Section 24-124; and

b. A methodology for computing the pro-rata payment associated with thisimprovement,
subsequent devel opments; including the subject property could use this finding and
methodology as a means of finding adequacy at the MD 4/Westphalia Road intersection.

In making this recommendation, all parties must be aware that subsequent action will be needed
by the Planning Board to establish a SCRP at this location. This would be done by resolution at a
later date only after the improvement is bonded and permitted. Any subsequent devel opments
seeking to utilize the SCRP prior to the passage of the SCRP resolution by the Planning Board
must receive a condition that requires passage of the resolution establishing the SCRP prior to
issuance of building permits.

7. The intersections identified in Finding 6 above will operate acceptably provided all of the
improvements in the traffic are implemented.

In conclusion, the Transportation Planning Section stated that the staging of development will not
be an unreasonabl e burden on available public facilities as required by Section 27-521 of the
Prince George' s County Code if the application is approved with certain specified conditions.
Those conditions have been included in the recommendation section of this report.

d. Trails—In a memorandum dated May 27, 2008, the trails coordinator stated that the
subject site falls within the jurisdiction of the Approved Westphalia Sector Plan and
Sectional Map Amendment, which recommends several master plan trains on the site and
seeks to coordinate development proposalsin the areain order to ensure that trail issues
are considered comprehensively. More particularly, he notes the specific master plan trail
issues as identified in the Westphalia Sectorr Plan as follows:

. Hiker-Biker-Equestrian trail along Cabin Branch
. Sidepath (Class |1 Trail) along Westphalia Road
. Trail/Bikeway along Suitland Parkway extended (M C-631)
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. Trail/Bikeway along P-616
Trail/Bikeway along P-619

Additionally, the trails coordinator noted the further guidance of condition 3.g. of approved Basic
Plan A-9973 (PGCPB No. 06-112) asfollows:

g.

The applicant and the applicant’ s heirs, successors, and/or assignees shall provide the
following in conformance with the 1994 master plan and the WCCP Study:

(D] Provide the master plan hiker-biker-equestrian trail along the subject site’ s entire
portion of the Cabin Branch stream valley subject to Department of Parks and
Recreation coordination and approval.

()] Provide an eight-foot-wide side path or wide sidewalk along the subject
property’s entire frontage of Suitland Parkway extended.

3 Provide aside path (Class |1 Trail) along the subject site's entire road frontage of
Westphalia Road.

4 Provide the internal HOA trails and sidepaths as conceptually shown on the
submitted hiker and biker trail plan.

Asreview observation, the trails coordinator offered the following:

It is also important to coordinate the trails and sidewalk facilities on the subject property
with facilities on the adjacent Smith Home Farm and Marlboro Ridge developments.
Marlboro Ridge already has a network of trailsincluded on the previously approved
Conceptual Site Plan CSP-03005 and Preliminary Plan 4-04080. This network includes
the Cabin Branch Trail, aswell as several trails and pedestrian connections between the
Marlboro Ridge and Woodside Village. The amended basic plan submitted with the
subject application adequately reflects the connectivity between the two devel opments.

Thetrail plan shown for the Woodside Village basic plan is comprehensive, implements
the appropriate master plan trail proposals, and utilizes available open space as trail
corridors. Supplementing these trails are numerous connector trails. These connector
trails link development pods and provide access between master plan trails. Sidewalks
will also be an important component of providing awalkable community. Sidewalk
connectivity will be looked at in more detail at the time of specific design plan (SDP).
However, staff recommends that sidewalks be provided along both sides of all internal
roads (excluding alleys), unless modified by DPW&T.

Future submittals should delineate M-NCPPC trails from HOA trails. It should aso be
noted that the adjacent Smith Home Farm application (CDP-0501 and 4-05080) also
indicates a trail along their side of Cabin Branch. Work done for the Westphalia CCP
indicated that a trail may be desirable along both sides of Cabin Branch in some areas.
However, this should be coordinated with the Department of Parks and Recreation and
the ultimate location of the trail, as well as any necessary stream crossings, will be
determined by DPR.

In order to implement the above trails recommendations, the trails coordinator suggested seven
conditions that have been included in the recommendation section of this report.
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e Par ks—In a memorandum dated May 23, 2008, the Department of Parks and Recreation
offered the following:

The staff of the Department of Parks and Recreation (DPR) has reviewed the above
referenced comprehensive design plan application for conformance with the requirements
of the approved Basic Plan A-9973; with amendments, limitations and conditions as
described in County Council Resolution CR-2-2007, the requirements and the
recommendations of the Approved Prince George's County General Plan, Approved
Westphalia Sector Plan and Sectional Map Amendment, the current zoning and subdivision
regulations and existing conditions in the vicinity of the proposed development as they
pertain to public parks and recreation facilities.

FINDINGS

The subject property consists of 381.9 acres of land located south of Westphalia Road.
The property is bordered by the Cabin Branch Stream Valley to the south, the Smith Home Farms
project to the west and the Marlboro Ridge project to the east.

The applicant’s proposal includes 1,496 residential dwellings units. Using current
occupancy statistics for single-family and multi family dwelling units, one would anticipate
that the proposed development would result in a population of 4,005 residents in the new
community.

The DPR staff finds that Planning Area 78 is currently ranked as in high need of public
parkland and public recreational facilities such as football, soccer and baseball fields, basketball
courts, playgrounds and picnic areas. The demand for public parkland and public recreational
facilitieswill only grow with the extensive residential development in this region of Prince
George's County.

The Approved Westphalia Sector Plan and Sectional Map Amendment introduced
the concept of a* Central Park”, a single major recreational complex to serve the entire
Westphalia Area. A highly visible central park will serve as a unifying community
destination and amenity. The Westphalia Sector Plan recommends devel oping the central
park with alake or a other water feature, active and passive recreational facilities; lawn
areas and bandstands suitable for public events; trail system, group picnic area and tennis
facility. In addition, the Westphalia Sector Plan recommends dedication of the Cabin
Branch Stream Valley including the Primary Management Area known as the Cabin
Branch Greenway Park.

Section 27-507 of the Zoning Ordinance describes the purposes of the Comprehensive
Design Zone R-M Zone (Residential Medium Development). This section requires establishment
(inthe public interest) of a plan implementation zone, in which permissible residential density is
dependent upon providing public benefit features. It states that the location of the zones must be
in accordance with the adopted and approved General Plan, master plan, or public renewal plan.
The purpose of R-M Zone is to encourage the provision of amenities and public facilitiesin
conjunction with residential development and to improve the overall quality and variety of
residential environments in the Regional District.

Council Resolution CR-2-2007 required the dedication of 56 developable acres of public

open spaceto M-NCPPC (26 acresfor central park, 10 acresfor elementary school and 20
acresfor middle school).
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Comment: The applicant has provided 56 acres of public open space for parkland.

CR-2-2007, Condition 3 states: Thefollowing shall berequired aspart of the
Comprehensive Design Plan (CDP) submittal package:

g. The Applicant and Applicant’s heirs, successor s, and/or assignees shall
providethefollowing in conformance with 1994 Master Plan and WCCP
Study:

Q) Providethe Master Plan hiker-biker-equestrian trail along the
subject site' sentire portion of the Cabin Branch stream valley
subject to Department of Parks and Recr eation coordination and

approval.

Comment:_The applicant has shown a master plan trail hiker biker system along the Cabin
Branch on dedicated parkland on the Westphalia Urban Park concept plan; however, the
segment of the master planned trail along the Cabin Branch between planned road P-619
and the eastern property line adjacent to Marlboro Ridge is not shown as dedicated to
M-NCPPC. The DPR staff believes that the entire Cabin Branch Stream Valley should be
placed in public ownership. The DPR staff recommends that the applicant dedicate an
additional 7.5 acres along the Cabin Branch (mostly Primary Management Area) to the
M-NCPPC and provides hiker/biker and equestrian trails along the subject site’s entire
portion of the Cabin Branch Stream Valley on public land. DPR staff recommends
establishing the timing and phasing of trail construction at the time SDP review and
approval for the Central Park and the Cabin Branch Stream Valley Park.

i. Provide a description of all type, amount, and general location of the
recreational facilities on the dedicated parkland and elsewhere on the site,
including provision of private open space and recr eational facilitiesto serve
development on all portions of the subject property.

Comments:. The applicant provided a description of all types, amount, and general location
of the recreational facilities on the dedicated parkland as shown on the approved DPR
Central Park Concept Plan. The applicant’ s proposal also includes private recreational
facilitiesin five designated recreational/open space areas throughout the devel opment
including tennis courts, trails, open play areas, sitting areas, playgrounds, basketball courts,
volleyball court and a private community recreation center with a swimming pool.

j The Applicant, and the Applicant’ heirs, successor s and/or assignees shall
agreeto make a monetary contribution or providein-kind servicesfor the
development, operation and maintenance of the central park. The
recreational facilities packages shall bereviewed and approved by DPR
prior to Comprehensive Design Plan (CDP) submission. Thetotal value of
the monetary contribution (or in-kind services) for the development,
operation and maintenance of the central park shall be $3,500 per dwelling
unit in 2006 dollars. The applicant may make a contribution into the “ park
club” or provide an equivalent amount of recreational facilities. The value of
therecreational facilities shall be reviewed and approved by DPR staff.
Monetary contributions may be used for the design, construction,
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operation and maintenance of therecreational facilitiesin the central park
and/or the other parksthat will servethe Westphalia Study Area. The park
club shall be established and administered by DPR.

Comments:. The applicant agrees to make a monetary contribution of $3,500 per dwelling unit in
2006 dollars or to provide in-kind services for the development for the operation and maintenance
of the central park. The applicant’s proposal includes approximately 1,496 dwelling units; the
final unit count to be determined at the time of the Preliminary Plan of Subdivision approval.
Using the proposed number of dwelling units (1,496 units), the DPR staff estimates that the
applicant should make a monetary contribution into the “park club” in the amount of $5,236,000
or provide an equivalent amount of recreational facilities.

k. The applicant shall submit a scope of services from qualified urban park
design consultant for development of comprehensive concept plan for the
portion of central park in the project area. The comprehensive concept plan
shall be prepared by a qualified urban park design consultant workingin
cooper ation with a design team from DPR and Urban Design Section. Urban
Design Section and DPR staff shall review credentials and approvethe
design consultant prior to development of comprehensive concept plan. The
Comprehensive Concept Plan shall be approved by DPR prior to approval
of Comprehensive Design Plan (CDP).

Comments:. The applicant has submitted a scope of services from a qualified urban park
designer. The DPR staff has reviewed the credentials of the consultant and accepted a
consultant’ s services for the development of the comprehensive concept plan for the Westphalia
Central Park. The comprehensive concept plan was prepared in cooperation with a design team
from DPR and Urban Design Section and approved by staff.

l. The public recreational facilities shall be constructed in accordance with the
standards outlined in the Park and Recreation Facilities Guidelines. The
concept plan for the development of the parks shall be shown on the
compr ehensive design plan.

Comments. The public recreational facilitiesin the central park had been designed in accordance
to Park and Recreation Facilities Guidelines. The concept plan for the development of a central
park is shown in applicant’ s justification statement, Appendix-C, “Park Concept Plan.”

m. Provide a multiuse stream valley trail along the subject site’s portion of
Cabin Branch, in confor mance with the latest Department of Parks and
Recreation guidelines and standards. Connector trails should be provided
from the stream valley to adjacent residential development and recreational
uses.

Comments:. The applicant has provided a comprehensive design plan showing a multiuse stream
valley trail along the subject site’s portion of Cabin Branch and connector trails from the stream
valley to adjacent residential development and recreational uses.

CR-2-2007, Condition 4 e, f and g, state: at thetime of Preliminary Plan of Subdivision
and/or prior tothefirst plat of Subdivision, the Applicant shall:
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The applicant shall dedicate 56 acres of public open spaceto M-NCPPC for
a park/school. The portion of the parkland needed for school construction
shall be conveyed to the Board of Education when funding for construction
isin place and conveyance of the property isrequested by the Board of
Education. Thefinal determination of location of the land to be dedicated
for park/school sites shall be determined at the time of CDP plan approval.
Theland to be conveyed to the M-NCPPC shall be subject to the following
conditions:

@ An original, special warranty deed for the property to be
conveyed (signed by the WSSC Assessment Supervisor) shall
be submitted to the Subdivision Section of the Development
Review Division, The Maryland-National Capital Park and
Planning Commission (M-NCPPC), along with the final
plats.

2 M-NCPPC shall be held harmlessfor the cost of public
improvements associated with land to be conveyed, including
but not limited to, sewer extensions, adjacent road
improvements, drains, sidewalls, curbs and gutters, and
front-foot benefit charges prior to and subsequent to Final
Plat.

3 The boundaries and acreage of land to be conveyed to M-
NCPPC shall beindicated on all development plans and
permits, which include such property.

(@] Theland to be conveyed shall not bedisturbed or filled in
any way without the prior written consent of the Department
of Parksand Recreation (DPR). If the land isto be disturbed,
DPR shall requirethat a performance bond be posted to
warrant restoration, repair or improvements made necessary
or required by M-NCPPC development approval process.
Thebond or other suitable financial guarantee (suitability to
be judged by the General Counsel’s Office, M-NCPPC) shall
be submitted to DPR within two weeks prior to applying for
grading per mits.

5 Stormdrain outfalls shall be designed to avoid adver se
impacts on land to be conveyed to or owned by M-NCPPC. If
the outfalls require drainage improvements on adjacent land
to be conveyed to or owned by M-NCPPC, DPR shall review
and approvethelocation and design of these facilities. DPR
may require a performance bond and easement agreement
prior toissuance of grading per mits.

(6) All waste matter of any kind shall be removed from the
property to be conveyed. All wells shall befilled and
under ground structures shall beremoved. DPR shall inspect
the site and verify that land isin acceptable condition for
conveyance, prior to dedication.
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(7)

(8)

(9)

All existing structures shall be removed from the property to
be conveyed, unlessthe applicant obtainsthe written consent
of the DPR.

The applicant shall terminate any leasehold inter ests on
property to be conveyed to the Commission.

No stormwater management facilities or tree conservation or
utility easements shall be proposed on land owned by or to be
conveyed to M-NCPPC without the prior written consent of
DPR. DPR shall review and approve the location and/or
design of these features. If such proposals are approved by
DPR, a performance bond, maintenance and easement
agreements shall be required prior to theissuance of grading
permits.

Comments: The proposed CDP plan shows dedication of 56 acresto M-NCPPC. The DPR staff
evaluated the proposed dedication area and found that this areaisin general conformance with
the Basic Plan A-9973 plan and recommendations for the parkland dedication area. However, the
applicant proposes a large amount of tree conservation, afforestation and reforestation on
dedicated parkland and has not obtained the written permission of DPR. DPR staff believes that
the tree conservation, afforestation, reforestation easements should be removed from the
dedicated parkland. This site presents many challenges for the development such as steep slopes,
Marlboro Clay, floodplain and wetlands. Any additional restrictive easements on the dedicated
parkland will jeopardize the vision of the master plan and Central Park Comprehensive Concept
Plan. DPR staff recommends removing all tree conservation from dedicated parkland.

f.

Enter into an agreement with the DPR, prior to thefirst Final Plat of
Subdivision that shall establish a mechanism for payment of feesinto an
account administered by the M-NCPPC. The agreement shall note that the
value of thein-kind services shall be determined at the sole discretion of

Comments. DPR staff recommends that a draft agreement should be submitted to the DPR for
review and approval prior to submission of the Preliminary Plan of Subdivision.

g.

Submit three original, executed agreementsfor participation in the park
club to DPR for their review and approval, eight weeks prior to a
submission of afinal plat of subdivision. Upon approval by DPR, the
agreement shall be recorded among the Land Records of Prince George's
County, Upper Marlboro, Maryland.

CR-2-2007 also states that the District Council intentsto require submission of
an SDP for the Central Park following approval of the Westphalia Sector Plan
and SMA. The exact timing for the submission, approval and phasing for the
Central Park shall be established by District Council in approval of the next
SDP to befiled under CDP-0501 for Smith Home Farm.

Comments: The Westphalia Central Park is located within the boundaries of the Smith
Home Farm and the Woodside Village projects. Twenty-six acres of the central park are
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located within the boundaries of the Woodside Village. The District Council recommends
establishing the timing for the submission, approval of the SDP for the Westphalia Central
Park and the phasing of central park construction at the time of approval of the next SDP to
be filed under CDP-0501 for Smith Home Farm.

While the magjority of the Central Park (148 acres) is located within the boundaries of Smith
Home Farm project and a SDP will be required for the Smith Home Farm portion of the
central park, the DPR staff believes that the similar condition for the submission of the SDP
for the Woodside Village portion of the central park should be established at thistime. DPR
staff recommends that SDP for the central park shall be submitted, reviewed and approved
by the Planning Board as a second SDP to be filed under CDP-0601. The SDP shall be
prepared by a qualified urban park design consultant working in cooperation with adesign
team from DPR and Urban Design Section. Urban Design Section and DPR staff shall
review the credentials and approve the selection of the design consultant prior to
development of SDP plans.

CONCLUSION

The DPR staff finds that, if approval of the project is made subject to our recommended
conditions, the applicant will satisfy the conditions of the approved Basic Plan A-9973 as
described in County Council Resolution CR-2-2007, the requirements and
recommendations of the Approved Prince George' s County General Plan and Approved
Westphalia Sector Plan and Sectional Map Amendment as they pertain to public parks and
recreation.

The conditions of approval recommended by the Department of Parks and Recreation have been
included in the recommendation section of this report.

f. Public Facilities—In a memorandum dated March 6, 2008, the Historic Preservation and
Public Facilities Planning Section , noting that the Westphalia Sector Plan recommended
the location of afire station in a higher density location near the proposed community
commercia core with access to the Suitland Parkway, stated that existing engine service
to the subject property iswithin the travel time standard. In the same memorandum, the
Historic Preservation and Public Facilities Planning Section noted that police and library
facilities, according to the Westphalia concept plan, are appropriate usesin the
commercial central core. Timing of the construction of these facilities will be determined
in the Westphalia Financing Plan. Lastly, with respect to public schools, the Historic
Preservation and Public Facilities Planning Section noted that the site plan indicates a 56-
acre proposed park-school site in the central portion of the site and that the design
program of the project was expected to generate 359 elementary school students, 90
middle school students and 180 high school students. In closing, the Historic Preservation
and Public Facilities Planning Section suggested that the school site should be dedicated
to M-NCPPC at or before afinal plat isrecorded for the subject site. A recommended
condition below would ensure that this occurs.

g. Environmental Planning—In arevised memorandum dated June 25, 2008, the
Environmental Planning Section offered the following:

MASTER PLAN CONFORMANCE

The current Master Plan for this areais the Westphalia Approved Master Plan and Sectional Map
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Amendment (February 2007). In the Approved 2007 Master Plan and Sectional Map Amendment,
the Environmental Infrastructure Section contains goals, policies and strategies. The following
guidelines have been determined to be applicable to the current project. The text in [BOLD] is
the text from the master plan and the plain text provides comments on plan conformance.

Policy 1: Protect, preserve and enhance theidentified green infrastructure network within
the Westphalia sector planning area.

Strategies:

1 Use the sector plan designated green infrastructure network to identify
opportunitiesfor environmental preservation and restoration during the review of
land development proposals.

The majority of the land within the designated green infrastructure network is being preserved
and reforestation is being proposed along portions of the network to expand the existing denuded
buffers.

2. Preserve 480 or more acres of primary management area (PMA) as open space
within the developing ar eas.

With the exception of necessary road crossings, the CDP shows the PMA preserved on this site.

Recommended Condition: At time of preliminary plan, the primary management area shall be
preserved to the greatest extent possible. Protection and restoration of these areasis a priority.
Impacts shall be limited to necessary road crossings, installation of sanitary sewer lines and
connections, and stormwater management outfalls.

3. Place preserved sensitive environmental features within the park and open spaces
network to thefullest extent possible.

The subject application proposes to preserve these features and in some places, reforestation is
also proposed. Preservation and reforestation on parkland is subject to the review and approval of
the Department of Parks and Recreation (DPR). A condition is provided below regarding the
required permission from DPR.

4, Protect primary corridors (Cabin Branch) during thereview of land development
proposalsto ensurethe highest level of preservation and restoration possible.
Protect secondary corridors (Back Branch, Turkey Branch, and the PEPCO right-
of-way) to restore and enhance environmental features, habitat, and important
connections.

The current application contains extensive areas of primary management area (PMA) associated
with Cabin Branch, a designated primary corridor. Portions of the associated PMA are to be
included in the property to be dedicated for use for a public school or park. The other portion of
the PMA associated directly with Cabin Branch is proposed to be bordered by stormwater
management ponds which will service the associated proposed single family houses. Details on
protecting the Cabin Branch primary corridor are discussed below.
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5. Limit overall impactsto the primary management area to those necessary for
infrastructur e improvements, such asroad crossings and utility installations.

Impacts to the PMA were discussed above and are discussed in more detail in the Environmental
Review Section below.

6. Evaluate and coordinate development within the vicinity of primary and secondary
corridorsto reduce the number and location of primary management area impacts.

Prior to submission of this CDP, the development of the overall roadway network was discussed
in detail and the road crossings were placed at the optimal locations to reduce impacts. Impactsto
the primary management areas are discussed in more detail in the Environmental Review Section
below.

7. Develop flexible design techniques to maximize preservation of environmentally
sensitive areas.

The use of the comprehensive design zone devel opment standards is considered a flexible design
technique.

Palicy 2: Restore and enhance water quality of receiving streamsthat have been degraded
and preserve water quality in areas not degraded.

Strategies:

1 Remove agricultural uses along streams and establish wooded stream bufferswhere
they do not currently exist.

The current proposal provides conservation of already established wooded buffers along the
streams on-site. The application also provides for reforestation/afforestation in some areas along
these streams in order to increase the wooded buffer; however, additional information is needed
to determine the best places to focus reforestation efforts. The tree conservation issues associated
with this site are discussed in further detail in the Environmental Review Section below.

2. Require stream corridor assessment using Maryland Department of Natural
Resour ces protocols and include them with the submission of a natural resour ces
inventory as development is proposed for each site. Add stream corridor assessment
data to the countywide catalog of mitigation sites.

A signed NRI was submitted but it does not include a stream corridor assessment. The streams
on-site are highly degraded from erosion of the highly eradible soils on-site and from the former
agricultural uses. A stream corridor assessment is needed to determine where restoration efforts
should be focused and whether or not the stream system in its current condition can handle the
stormwater run-off proposed. The stormwater management design should consider the
information obtained from the stream corridor assessment as part of the process of designing the
overal system because a poorly design system will continue to degrade the streams on-site and
result in the continuation of down-stream degradation.

Recommended Condition: At least 35 days prior to any Planning Board hearing on the

preliminary plan, a stream corridor assessment using the Maryland Department of Natural
Resources protocol shall be submitted and used to further devel op the stormwater management
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design for the site. Outfalls shall be carefully placed to ensure stream stability. If stream
restoration recommendations are appropriate, they shall be included in the report and shown on
the specific design plan. Streams shall not be piped unless absolutely necessary to address a water
quality or water conveyance problem.

Recommended Condition: At least 35 days prior to any Planning Board hearing on the
preliminary plan, the applicant shall coordinate a joint meeting with the staff reviewers of
DPW&T and the Environmental Planning Section of M-NCPPC to evaluate the results of the
stream corridor assessment and recommend the final stormwater design for the site.

3. Coordinatetheroad network between parcelsto limit the need for stream crossings
and other environmental impacts. Utilize existing farm crossings wher e possible.

The subject application proposes the dedication of right-of-ways for four master-planned roads.
At the time of creation of the Westphalia Master Plan, the exact |ocations of P-616, P-619, and
MC-631 were determined for both the subject property and Smith Home Farms. These road
crossings have been placed such that they reduce environmental impacts as much as possible.

4. Encour age shared public/private stormwater facilities as site amenities.

5. Ensurethe use of low-impact development (L1D) techniquesto the fullest extent
possible during the development review process with a focus on the core areas for
use of bioretention and underground facilities.

At thistime there isinsufficient information to fully address these standards. The CDP shows a
variety of scormwater management ponds, all placed adjacent to the PMA. As stated above, a
stream corridor assessment is needed to determine if the stream system will be stable enough to
handle the influx of run-off. During the review of the preliminary plan, the stormwater
management concept proposed will be evaluated to determine if it has been designed to include
low impact development techniques and as amenities.

Recommended Condition: The stormwater management ponds shown on the TCPI with the
preliminary plan, and all subsequent plans, shall be designed as amenities to the community with
features such as utilizing the natural contours of the site, providing extensive landscaping,
providing walking trails where appropriate, and including the use of low impact development
stormwater management techniques, such as the use of forebays to trap sediment, bioretention,
french drains, depressed parking lot islands and the use of native plants as approved by DPW&T.

Policy 3: Reduce overall energy consumption and implement mor e environmentally-
sensitive building techniques.

Strategies:

1 Encourage the use of green building techniquesthat reduce energy consumption.
New building designs should striveto incor porate the latest environmental
technologiesin project buildings and site design. Asredevelopment occurs, the
existing buildings should be reused and redesigned to incor porate energy and
building material efficiencies.

2. Encour age the use of alter native ener gy sour ces such as solar, wind and hydrogen
power. Provide public examples of uses of alternative ener gy sour ces.
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The use of green building techniques and energy conservation techniques shall be evaluated at
time of specific design plan. The subject property does not currently contain existing buildings.

Recommended Condition: Prior to acceptance of the review package of the SDP, it shall be
evaluated to ensure that it includes a statement from the applicant regarding how green building
techniques and energy conservation methodol ogies have been incorporated to the greatest extent
possible.

CONFORMANCE WITH THE GREEN INFRASTRUCTURE PLAN

The following policies support the stated measurable objectives of the Countywide Green
Infrastructure Plan, and are applicable to the subject site.

Policy 1: Preserve, protect, enhance or restorethe green infrastructure network and
its ecological functions while supporting the desired development pattern of
the 2002 General Plan.

The subject property contains Regulated Areas, Evaluation Areas, and Network Gap Areas as
identified in the Countywide Green Infrastructure Plan, which cover asmall portion of the
property, adjacent to Cabin Branch. The areas adjacent to Cabin Branch are proposed to be
preserved, and where possible, enhanced by areas of reforestation.

Palicy 2: Restore and enhance water quality in areas that have been degraded and
preserve water quality in areas not degraded.

Preservation of water quality in this areawill be provided through the protection of the Patuxent
River Primary Management Area; the application of best stormwater management practices for
stormwater management; and through stream restoration efforts where necessary. It is
recommended that low impact development stormwater management methods be applied on this
site, to the fullest extent possible, and be designed in a comprehensive manner that ensures that
proper drainage has been provided to residential portions of the site.

Palicy 4. Reduce overall energy consumption and implement mor e environmentally
sensitive building techniques.

The development is conceptual at the present time. In future applications, the use of
environmentally sensitive building techniques to reduce overall energy consumption should be
addressed.

Palicy 5: Reduce light pollution and intrusion into residential, rural and
environmentally sensitive areas.

Lighting should use full cut-off opticsto ensure that off-site light intrusion into residential and
environmentally sensitive areas is minimized. Thiswill be addressed in more detail during future
reviews.

Recommended Condition: The following note shall be placed on the preliminary plan and all
future application plans: “NOTE: All lighting shall use full cut-off optics and be directed
downward to reduce glare and light spill-over. The use of full cut-off opticsin street lighting is
subject to the approval of DPW&T.”
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Palicy 6: Reduce adver se noiseimpacts to meet State of Maryland noise standards.

There are no noise related issues associated with this development because al of the roadways
within and adjacent to the site are classified below the level of arterial.

Policy 7: Protect wellhead ar eas of public wells.
The siteis not in awellhead protection area and does not propose any public wells.

CONFORMANCE WITH DISTRICT COUNCIL FINAL DECISION ON A-9973

On May 11, 2006, the Prince George' s County Planning Board reviewed Zoning Map
Amendment Petition No. A-9973 Woodside Village, requesting rezoning from R-A (Rural
Agriculture) Zone to the R-M (Residential Medium Development) Comprehensive Design Zone
in accordance with Subtitle 27 of the Prince George's County Code. The decision contains
several environmentally-related conditions and considerations on the approved rezoning of the
property to be applied at various review pointsin the process. The District Council reviewed the
Zoning Map Amendment on September 18, 2006 and approved it with no additional conditions.

The text from the Prince George's County Planning Board Resolution No. 06-112 has been
shown in [BOL D] typeface evaluation has been shown in standard typeface.

Environmental Conditions of the Final Decision for Basic Plan A-9973

0. Submit a signed natural resourcesinventory (NRI) with the comprehensive design
plan. All subsequent plan submittals shall clearly show the Patuxent River Primary
Management Area (PMA) as defined in Section 24-101(b)(10), and as shown on the
signed NRI.

Comment: The PMA isclearly shown on all plan submittals per this condition.

p. Demonstratethat the PM A has been preserved to the fullest extent possible. | mpacts
tothe PM A shall be minimized by making all necessary road crossings
perpendicular to the streams and by using existing road crossingsto the extent
possible.

Comment: As noted above, the overall layout of the road network in this area was evaluated
comprehensively before CDP submission. The Environmental Review section below will go into
further detail regarding the preservation of the PMA to the fullest extent possible.

g. Submit arequired Typel Tree Conservation Plan (TCPI). The TCPI shall:

@ Focus on the creation and/or conservation/preservation of contiguous
woodland.

2 Concentrate priority areasfor tree preservation in areaswithin the
framework of the Approved Green Infrastructure Master Plan, such as
stream valleys. Reflect a 25 per cent Woodland Conservation Threshold
(WCT) and meet the WCT requirements on-site.
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3 Mitigate woodland clear ed within the PMA’s Preservation Area on-site at a
ratio of 1:1, with the exception of impacts caused by master plan roads
which shall be mitigated %2 1. Thisnote shall also be placed on all Tree
Conservation Plans.

4@ Focus affor estation in currently open areaswithin the PM A and areas
adjacent to them. Tree planting should be concentrated in ar eas of wetland
buffersand stream buffers, which are priority areasfor afforestation and
the creation of contiguouswoodland.

5) Prohibit woodland conservation on all residential lots.

Comment: The Type | Tree Conservation Plan contains several errors with regard to the
calculation of the requirements of this condition. Revisions are needed to the worksheet as
addressed in the Environmental Review section below.

r.

Submit an exhibit showing areas where Marlboro Clay occurs on-site.

Comment: The current review package includes plans with the approximate |ocations of
Marlboro clay formations.

ENVIRONMENTAL REVIEW

Asrevisions are made to the plans submitted the revision boxes on each plan sheet shall be used
to describe what revisions were made, when, and by whom.

1

A signed Natural Resources Inventory (NRI/158/06), which included detailed forest stand
delineation (FSD), was submitted with the application. A revised NRI was subsequently
submitted to add the Wholey property (the -01 revision). The applicant statesin a June
10, 2008 letter that the figures on the -01 revision are also incorrect, and that the numbers
on the TCPI are the correct numbers. At this time, staff is unable to verify the correct
numbers and will review another revision to the NRI prior to approval of any more plans
for this site.

The site contains four different forest stands. Stand one is approximately 51.04 acres of
midsuccessional tulip poplars and sweetgums. This stand contains streams and their
associated buffers along with wetlands and their associated buffers. Stand two is
approximately 14.50 acres of mature mixed hardwoods, dominated by American beech,
white oak, and tulip poplar. This stand contains many specimen trees and has alarge area
of severe slopes of 25 percent and greater. Stand three contains approximately 9.12 acres
of mature tulip poplars, American beech, and white oak. This stand also contains the
headwaters of the stream that originates on the property in the northeast portion of the
site. Stand four contains 17.87 acres of early successional sweetgum, red maple, ash,
black cherry, and tulip poplars. This stand contains extensive areas of severe slopes
greater than 25 percent.

The calculations for the total site acreage, total floodplain acreage, and the total

woodland in the floodplain vary between the two NRI submissions and the TCPI. The
total acreage of the siteislisted as 369.42 acres on NRI/158/05-01 and as 381.96 acres on
the Type | Tree Conservation Plan, TCPI/006/08. The total floodplain for the siteis
listed as 15.83 acres on the NRI whileit islisted as 15.45 acres on the TCPI. The forested
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floodplain for the site islisted as 6.43 on the NRI whileit islisted as 7.91 acres on the
TCPI. A letter from the applicant dated June 10, 2008, states that the acreages listed on
the TCPI1/006/08 are correct.

Recommended Condition: At least 35 days prior to any Planning Board hearing on the
preliminary plan, the NRI shall be revised to correctly show the total acreage of the site, total
floodplain acreage, and the total wooded acreage in the floodplain for the subject site. Any other
figures that need to be corrected as a result of these changes shall also be revised.

2.

This development is subject to the requirements of the Prince George' s County
Woodland Conservation Ordinance, because the parcels affected by the development
activity are more than 40,000 square feet in size and contain more than 10,000 sguare feet
of existing woodland.

A Type| Tree Conservation Plan (TCPI/006/08) was submitted and has been reviewed.
appears that a standard worksheet was not use because of the special nature of the
conditions associated with the site (the use of a 25 percent threshold); however, a
standard worksheet is required for all TCPs. The standard worksheet can be easily
modified to provide the correct figures. The worksheet provided lacks two of the most
important lines of information: the acreage cleared above the threshold and the
calculations of the clearing that is required to be mitigated at aratio of 1:1.

It appears that the woodland conservation requirement is 107.97 acres; however, thisis
subject to verification.

In conjunction with the above mentioned acreage discrepancies, there are technical
revisions required. The areas of natural regeneration listed for the subject site shall
include the following label on the plan, “ Existing shrub/scrub area of natural
regeneration.”

Woodland preservation is proposed on the park/school site. Thisis not permitted without
the consent of the Department of Parks and Recreation (DPR). If DPR’s consent is
obtained, the plans may be revised later. Update the woodland conservation calculations
worksheet to exclude this preservation until written permission is obtained.

Recommended Condition: Prior to certification of the CDP, and at least 30 days prior to any
hearing by the Planning Board on the preliminary plan, the TCPI shall be revised as follows:

a

C.

Include the following label on the TCPI for the area of natural regeneration: “Existing
shrub/scrub area of natural regeneration.”

Remove woodland preservation located on the school/park site and revise the worksheet
unless written permission from the Department of Parks and Recreation has been
obtained.

Have the plan signed and dated by the qualified profession who prepared it.

Recommended Condition: The following note shall be placed on the Final Plat of Subdivision:

“Development is subject to restrictions shown on the approved Type | Tree Conservation
Plan (TCPI/006/08), or as modified by the Type Il Tree Conservation Plan, and precludes
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any disturbance or installation of any structure within specific areas. Failure to comply
will mean aviolation of an approved Tree Conservation Plan and will make the owner
subject to mitigation under the Woodland Conservation Ordinance. This property is
subject to the notification provisions of CB-60-2005. Copies of all approved Tree
Conservation Plans for the subject property are available in the offices of The
Maryland-National Capital Park and Planning Commission, Prince George's Planning
Department.”

3. Marlboro clay occurs on this property. The plan does not show the existing, unmitigated
1.5 safety factor line associated with Marlboro clay. Section 24-131 of the Subdivision
Regulations controls the devel opment of potentially unsafe lands. The geotechnical study
submitted, dated December 2006, states: “Based upon the available plans and subsurface
information, GTA anticipates that the existing slopes on the project site generally have
factors of safety for global stability greater than 1.5, and therefore, the unmitigated 1.5
lineis not applicable to this site. Please refer to the attached results of the slope stability
analysis for additional information. Note that as proposed grading plans are devel oped
and revised, the “mitigated” 1.5 factor of safety line may impact the site devel opment
plans. In order to reduce thisimpact, the civil engineer should attempt to minimize
proposed fill slopes, and stormwater management (SWM) facilities in the vicinity of the
Marlboro Clay outcrops.”

A more detailed review of thisissue will take place during the review of the preliminary
plan.

Recommended Condition: Prior to acceptance of the preliminary plan application package, the
package shall be evaluated to ensure that it contains a revised geotechnical report based on the
proposed grading of the site. The geotechnical report, prepared following the guidelines
established by the Environmental Planning Section and the Prince George’'s County Department
of Environmental Resources, shall state how the grading addresses the proposed 1.5 safety factor
line on the TCPI. The TCPI shall show proposed grading and the resulting 1.5 safety factor line.
The 1.5 safety factor line shall not occur on any proposed residential lots. The report must contain
an original signature and date; a signature stamp is not allowed.

4, The property contains streams and primary management areas that run roughly north to
south close to the western and southern boundaries of the site. Streams and their buffers
are required to be preserved by Section 24-130 of the Subdivision Ordinance. Proposed
impacts to the regulated environmental features should be limited to those necessary for
carefully placed road crossings, utilities, and stormwater management outfalls. In
conjunction with the stream restoration information, the impacts to the PMA will be
evaluated at the time of preliminary plan review.

Recommended Condition: Prior to the issuance of any permits which impact wetlands, wetland
buffers, streams or Waters of the U.S., the applicant shall submit copies of al federal and state
wetland permits, evidence that approval conditions have been complied with, and associated
mitigation plans.

5. According to the Prince George' s County Soil Survey the principal soilson the sitearein
the Adelphia, Bibb, Collington, Galestown, Howell, luka, Marr, Mixed Alluvial Land,
Sassafras, and Westphalia soils series.

Bibb, Callington, Galestown, and Sassafras pose no real limitations on devel opment.
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Adelphia, luka, and Mixed Alluvial Land may limit development due to high water
tables, flooding hazards, and poor drainage. Westphalia and Marr soils may pose
development difficulties due to high erodibility on slopes.

The siteis generally suitable for the proposed development. Specific mitigation
measures will be further analyzed during the devel opment process by the Washington
Suburban Sanitary Commission for installation of water and sewer lines; by the
Department of Public Works and Transportation for the installation of street, the
installation of stormwater management facilities, and general site grading and
foundations; and the Department of Environmental Resources for building foundations.

Discussion: Thisinformation is provided for the applicant’ s benefit. No further action is needed
asit relates to this Comprehensive Design Plan review. County agencies may require additional
soils reports during the permit process review.

The Environmental Planning Section’ s recommended conditions have been included in the
recommendation section of this report.

h. Zoning—In an undated response, the Zoning Section stated that they had no comments
on the subject project.

i. Department of Public Works and Transportation (DPW& T)—In a memorandum
dated April 29, 2008, DPW&T offered the following:

. Right-of-way dedication and frontage improvements constructed in accordance
with DPW& T’ s urban residential roadway standards would be required for
internal subdivision streets and that right-of-way dedication for all proposed
public roads and existing road frontages would be required and would have to be
designed in accordance with DPW& T’ s specifications and standards.

. Full-width, two-inch mill and overlay for al county roadway frontages would be
required.
. Any proposed and/or existing master plan roadways that lie within the property

limits must be addressed through coordination between M-NCPPC and DPW& T
and may involve rights-of-way reservation, dedication and/or road construction
in accordance with DPW& T’ s specification and Standards.

. Compliance with DPW& T’ s Utility Policy would be required. Proper temporary
and final patching and the related mill and overlay in accordance with
“DPW& T’ s Policy and Specification for Utility Installation and Maintenance
Permits’ would be required.

. The proposed site development will require an approved DPW& T stormwater
management concept plan.

. An access study would have to be conducted by the applicant and reviewed to
determine the adequacy of access points(s) and the need for construction of an
accel eration/decel eration lane.

. All improvements within the public right-of-way are to be dedicated to the
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County and are to be designed in accordance with the County Road Ordinance,
DPW& T’ s Specifications and Standards and the Americans with Disabilities Act.

Culs-de-sac are required to allow a minimum turning movement for a standard
WB vehicle and a standard length fire truck.

Conformance with DPW& T street tree and lighting specifications and standards.

Design of storm drainage systems and facilities are to be designed in accordance
with DPW& T’ s Specifications and standards.

A soilsinvestigation report which includes subsurface exploration and
geotechnical engineering evaluation for public streets would be required.

Realignment of major collector road MD 631 would be required.

Alignment and grade study of Westphalia Road from Ritchie Marlboro Road to
Melwood Road is required prior to the comprehensive design plan approvals.

Coordination with Smith property for the extension of P-619 would be required.

Stormwater management facilities are to include recreational features and visual
amenities.

Determination of roadway identification public or private within the site would
be necessary prior to comprehensive design approval.

Maryland State Highway Administration (SHA)—In aletter dated April 4, 2008, SHA
stated the following;:

Since the subject property is located on the County-owned Westphalia Road,
coordination with DPW& T would be most appropriate.

However, they also noted that by letter dated February 20, 2008, they commented
on atraffic impact study submitted in support of the application and concurred
with the study’ s finding that the devel opment would negatively impact the
adjacent roadway network and recommended that the applicant make a pro rata
share contribution towards future roadway improvements. They noted that the
counts were dated and requested new counts be done and the traffic conditions
reassessed.

In a subsequent letter, dated June 3, 2008, in response to an updated traffic impact study
report, SHA offered the following:

Access to the 451 single-family detached swelling units, 689 townhouse units
and 220 multifamily dwelling unitsis proposed from two full movement site
access driveways on Westphalia Road and a connection to Presidential Parkway
(al County roadways).

The traffic report recommended the following improvements to address the
negative site traffic impacts:
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Ritchie Marlboro Road at Sansbury Road - Widen eastbound and westbound
Ritchie Marlboro Road to provide third exclusive through lane. The third
eastbound Ritchie Marlboro Road was proposed to drop as aright turn lane at the
adjacent Ritchie Marlboro Road at White House Road intersection. Modify
northbound Sansbury Road approach to provide two left-turn lanes and one | eft
through right lane.

Ritchie Marlboro Road at White House Road — Modify northbound Ritchie
Marlboro Road approach from the existing two left turn lanes and one right turn
lane to two left turn lanes and one |eft through right lanes.

MD4 at Westphalia Road — Contribute pro rata share towards the future grade
separated interchange at this location.

Westphalia Road at Ritchie Marlboro Road — Widen northbound Ritchie
Marlboro Road approach to provide one left-turn lane and two through lanes.
Widen southbound Ritchie Marlboro Road approach to provide one through lane
and one right-turn lane. Widen eastbound Westphalia Road approach to provide
one |eft-turn lane and one right-turn lane.

Further, they had the following recommendations:

Twenty-five percent of the site generated traffic will utilize the 1-95 at Ritchie
Marlboro Road interchange. As noted in many other traffic reports, additional
improvements will be needed beyond the currently proposed three lane
roundabout. Therefore, SHA recommends that M-NCPPC condition the applicant
to pay a pro rata share contribution towards the future reconstruction of the
I-95/Ritchie Marlboro interchange. Regional and Intermodal Planning Division
(RIPD) will beinthe lead for the Interstate Access Point Approval (IAPA) study
and the coordination with the concerned agencies including the FHWA Maryland
Division for the 1-95/Ritchie Marlboro Road interchange reconstruct. Preliminary
costs for the redesigned 1-95/Ritchie Marlboro Road interchange are in the $150
to $225 million range. Therefore, it is the hope of SHA and FHWA that
significant contributions can be collected from area developments to fund this
project.

The third eastbound and westbound Ritchie Marlboro Road through lanes at the
Ritchie Marlboro Road at Sansbury Road intersection (as recommended in the
traffic report) should extend to the west to the 1-95 Northbound Ramps at the
Ritchie Marlboro Road roundabout.

SHA concurs with a pro rata share contribution towards the future improvements
at the MD 4 at Westphalia Road intersection.

Such pro rata contribution was supported by the M-NCPPC Transportation Planning
Division and is reflected in a recommended condition below.

Washington Suburban Sanitary Commission (W SSC)—In a memorandum dated
March 18, 2008, WSSC stated that water and sewer extension will be required and that
the property isin the wrong water and sewer service category. They suggested that the
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applicant contact Prince George' s County Department of Environmental Resources for
additional information.

Prince George's County Fire/EM S Department — In amemorandum dated

April 25, 2008, the Prince George's County Fire/EM S Department offered information
regarding the needed access for fire apparatuses, private road design and the location and
performance of fire hydrants.

Verizon—In an email dated March 20, 2008, Verizon stated that they would need aten-
foot private utility easement along all public and private streets and one in front of every
unit.

Potomac Electric Power Company (PEPCO)—In an email dated May 30, 2008,
PEPCO stated that they were coordinating with the developer on providing service, but
had no comments on the comprehensive design plan.

RECOMMENDATION

1

Based upon the preceding evaluation, the Urban Design Section recommends that the Planning
Board adopt the findings of this report and APPROVE Comprehensive Design Plan CDP-0601,
Woodside Village and Type | Tree Conservation Plan TCPI/006/08 for Woodside Village subject to the
following conditions:

Prior to signature approval of the subject CDP, the applicant shall revise the plans as follow
and/or provide the specified documentation:

a

Provide documentation that the Department of Parks and Recreation staff shall review
and approve the revised comprehensive design plan that shows 63.5 acres of parkland
dedication.

Provide the master plan Hiker-Biker-Equestrian Trail along the subject site’ s entire
portion of the Cabin Branch stream valley subject to Department of Parks and Recreation
coordination and approval.

Provide an eight-foot-wide side path or wide sidewa k along the subject property’ s entire
frontage of Suitland Parkway extended (MC-631), unless modified by DPW&T.

Provide an eight-foot-wide side path or wide sidewak aong the subject site’' s entire road
frontage of Westphalia Road (C-626), unless modified by DPW&T.

Provide an eight-foot-wide side path or wide sidewalk aong the subject site’' s entire road
frontage of P-616, unless modified by DPW&T.

Provide an eight-foot-wide side path or wide sidewalk along the subject site’ s entire road
frontage of P-619, unless modified by DPW&T.

Provide standard sidewal ks along both sides of all internal roads (excluding alleys),
unless modified by DPW&T.

Provide the internal connector trails as conceptually shown on the submitted landscape
and recreation plan.
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i. The lighter orange color utilized on the comprehensive design plan graphic shall be
included in the legend for the plan and correctly identified as a single-family detached
use and the spelling of the adjacent Marlboro Ridge development shall be corrected.

j- A note shall be added to the subject comprehensive design plan document stating that:

. Architecture for the project shall include a minimum of 80 percent brick front
facades on the single-family attached and detached units.

. Architecture for the condominium buildings shall be of a balanced and
harmonious design and shall include at |east 80 percent brick.

. Specific architecture for the project shall be approved at time of specific design
plan approval for the project.

k. All wood specified for the project, including benches, shall be replaced by a durable,
non-wood, non-white construction material to be approved more particularly at time of
approval of specific design plan(s) for the project.

A continuous buffer of green space/open area shall be provided at the periphery of the
project. Exceptions to this requirement will be where roads and/or sidewalks or trails
cross the site's boundaries and along the southeastern boundary whereit isintended to
provide alotting pattern/street network that will dovetail with that of areplatted Marlboro
Ridge.

m. A note shall be added to the plans stating that the homeowners association park site be
completed prior to the issuance of the 496™ building permit for the project.

n. A note shall be added to the plans that the following design guidelines should be adhered
to for development of the townhouse lots:

. That no more than 50 percent of the units included in the development be
townhouse/two over two units.

. That no townhouse/two over two yard measure smaller than 800 square feet if the
unit does not have a deck and no more than 500-square feet if adeck is provided.

. That a maximum of 15 percent of the townhouse/two over two units measure a
minimum of 16 feet wide, with the remainder of the townhouse/two over two
units measuring a minimum of 18 feet wide.

0. A note shall be added to the plans stating that a minimum of one percent of the units or
15 units if maximum density of 1,496 unitsis planned, shall be sold under the terms of
the Housing and Urban Development (HUD) affordable housing program referred to in
Appendix L of the subject Comprehensive Design Plan entitled “Plan for Housing for All
Income Groups’ pursuant to Condition 3s of A-9973.

Prior to approval of a preliminary plan for the subject site:
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The applicant shall prepare a draft perpetual maintenance easement to be attached to the
legal deed (i.e., thelot or parcel delineated to include the cemetery). Evidence of this
easement shall be presented to and approved by the Planning Board or its designee prior
to final plat.

The applicant shall demonstrate that the Dunblane (Magruder family) Cemetery (Historic
Resource #78-010) shall be preserved and protected in accordance with Section
24-135.02 of the subdivision regulations including:

(D) Aninventory of existing cemetery elements which shall be provided to Historic
Preservation staff for review and approval.

2 Measures to protect the cemetery during development, which shall be provided to
Historic Preservation staff for review and approval.

3 An appropriate fence or wall constructed of stone, brick, metal or wood shall be
maintained or provided to delineate the cemetery boundaries. The design of the
proposed enclosure and a construction schedule shall be reviewed and approved
by Historic Preservation staff.

The applicant shall provide afinal report detailing the Phase |1 investigations on sites
18PR894, 18PR898, 18PR900, and 18PR901, and shall ensure that all artifacts are
curated to MHT standards.

If an archeological site has been identified as significant and potentially eligible to be
listed as a Historic Site or determined eligible to the National Register of Historic Places,
the applicant shall provide aplan for:

(D) Avoiding and preserving the resource in place; or

2 Phase |11 Data Recovery investigations and interpretation.

The applicant shall be conditioned to dedicate al rights-of-way for Westphalia Road as
identified by the Planning Department.

The TCPI shall be revised to conceptually show the proposed stormwater management
ponds as amenities or be labeled as such.

Prior to the approval of a specific design plan application (or applications) for the areaincluding
18PR894, 18PR898, 18PR900, 18PR901 or the cemetery:

a

The applicant’ s Phase |11 Data Recovery plan, if required, shall be approved by the
M-NCPPC staff archeologist. The Phase 111 (Treatment/Data Recovery) final report, if
required, shall be reviewed for compliance with the Guidelines for Archeological Review
before any ground disturbance or before the approval of any grading permits within 50
feet of the perimeter of the archeological site(s) identified for Phase 111 investigation.

The applicant shall provide for buffering of the Magruder/McGregor Family Cemetery

and/or an archeological site designated as a Historic Site, in compliance with the Prince
George's County Landscape Manual.

42 CDP-0601



Prior to the approval of a specific design plan that includes an archeologica site, the
applicant shall provide a plan for any interpretive signage to be erected (based on the
findings of the Phase I, Phase |1, or Phase |1 archeological investigations). The location
and wording of the signage shall be subject to approval by the Historic Preservation
Commission and M-NCPPC staff archeologist. The installation of the signage shall occur
prior to the issuance of the first building permit for the devel opment.

4, Prior to the approval of the first building permit for the development, the applicant shall:

a

Provide for a permanent wall or fence to delineate the Dunblane (Magruder/M cGregor
family) cemetery boundaries and provide for the placement of an interpretive marker at a
location close to or attached to the cemetery fence/wall. The applicant shall submit the
design of the wall or fence and proposed text for the marker for review and approval by
Historic Preservation Commission.

The applicant and the applicant’ s heirs, successors and/or assignees, shall pay apro-rata
share of the cost of construction of an interchange at MD 4 and Old Marlboro Pike-
Westphalia Road. The pro rata share shall be payable to Prince George's County (or its
designee), with evidence of payment provided to the Planning Department with each
building permit application. The pro rata share shall be $522.47 per dwelling unit x
(Engineering News Record Highway Construction Cost Index at the time of building
permit application) / (Engineering News Record Highway Construction Cost Index for
the second quarter 2006). Before this payment can be made, the Planning Board must
adopt a resolution establishing the SCRP.

The above improvement shall have full financial assurances through either private money
and/or full funding in the CIP.

Prior to the issuance of any building permits within the subject property, the following
road improvements shall (a) have full financial assurances, (b) have been permitted for
construction through the operating agency’ s access permit process, and (¢) have an
agreed-upon timetable for construction with the appropriate operating agency:

Q) Sansbury Road/Ritchie Marlboro Road inter section (signalized)

. Install athird westbound and eastbound through lane on Ritchie-
Marlboro Road.

2 White House Road/Ritchie-M arlbor o Road inter section

. Restripe the three approach lanes of northbound Ritchie-Marlboro Road
to provide double left and a shared |eft-thru-right-turn lane.

. Provide a third through lane along westbound Ritchie Marlboro Road to
receive traffic from three | eft-turn lanes.

3 Westphalia Road/ MD 4 inter section

. Provide a pro-rata contribution pursuant to a Surplus Capacity
Reimbursement Procedure (SCRP) approved by the Planning Board.
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(@] Westphalia Road and P-616

. Construct a standard collector section along the south side of Westphalia
Road along the property frontage

5) Westphalia Road and Ritchie Marlboro Road

. Conduct asignal warrant study and install signal if deemed necessary by
DPW&T.

(6) Westphalia Road and M C-631

. Construct a standard collector section along the south side of Westphalia
Road along the property frontage.

@) D’Arcy Road and Westphalia Road

. Conduct asignal warrant study and install signal if deemed necessary by
DPW&T.

(8 D’Arcy Road and Sansbury Road

. Conduct asignal warrant study and install signal if deemed necessary by
DPW&T.

Prior to approval of the final plat that includes the subject acreage, applicant shall dedicate
approximately 63.5 acres of parkland to M-NCPPC as shown on Department of Parks and
Recreation Exhibit “A”, which shall be conveyed to M-NCPPC subject to the conditions of
DPR'’s Exhibit “B”, included as plat notes on the final plat.

Prior to issuance of each building permit for aresidential unit, per the applicant’ s proffer, the
applicant and the applicant’ s heirs, successors and/or assignees shall make a monetary
contribution or provide in-kind services in the amount of $3,500 per dwelling unit in 2006
dollars. The applicant may make a contribution to the “park club” or provide an equivalent
amount of recreational facilities. The choice between a monetary contribution and the provision
of in-kind services shall be at the sole discretion of the Department of Parks and Recreation. The
value of the recreational facilities shall be reviewed and approved by the Department of Parks and
Recreation staff. Monetary contributions may be used for construction, operation and
maintenance of the recreational facilitiesin the central park and/or the other parks that will serve
the Westphalia Study Area. The park club shall be established and administered by the
Department of Parks and Recreation.

Prior to the first final plat of subdivision, the applicant shall enter into an agreement with the
Department of Parks and Recreation establishing a mechanism for payment of feesinto an
account administered by M-NCPPC. The agreement shall note that the value of the in-kind
services shall be determined at the sole discretion of the Department of Parks and Recreation. If
not previously determined, the agreement also shall establish a schedule of payments and/or a
schedule for park construction. The payment or construction schedule shall include aformulafor
any needed adjustments to account for inflation. The agreement shall be recorded in the Prince
George's County land records by the applicant prior to final plat approval.
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10.

11.

12.

13.

The applicant shall develop a Specific Design Plan (SDP) for the portion of Central Park on the
Woodside Village Site. The SDP for the Central Park shall be reviewed and approved by the
Planning Board as a second SDP in the area covered by CDP-0601. A specific design plan shall
be prepared by aqualified urban park design consultant working in cooperation with adesign
team from the Department of Parks and Recreation. Department of Parks and Recreation staff
shall review the credentials and approve the selected design consultant, prior to development of
the SDP plans. The SDP shall include a phasing plan. Should the applicant seek to have the
residential component of CDP-0601 included in a single specific design plan, plans for the 63.5-
acre park/school site shall be included in that plan. The public recreational facilities shall include
aten-foot-wide asphalt master planned trail along the Cabin Branch and a six-foot-wide trail
connectors to the neighborhoods. All trails shall be constructed to assure dry passage. If wet areas
must be traversed, suitable structures shall be constructed. Designs for any needed structures shall
be reviewed and approved by the Department of Parks and Recreation. Grade separated crossings
shall be provided for the master planned Cabin Branch Stream Valley trail at all major road
crossings. The SDP for the Central Park shall identify the needed road crossings.

The recreational facilities to be constructed on dedicated parkland shall be built in phase with
development but no later than the issuance of the 748™ building permit.

Three original, executed recreational facilities agreements (RFA) for the construction of the
recreational facilities on dedicated parkland shall be submitted to DPR for their approval, six
weeks prior to a submission of afinal plat of subdivision for any land adjoining the parkland.
Upon approva by the DPR, the RFA shall be recorded among the land records of Prince
George's County, Upper Marlboro, Maryland.

A performance bond, letter of credit or other suitable financial guarantee, in an amount to be
determined by the Department of Parks and Recreation shall be submitted to the Department of
Parks and Recreation, at |east two weeks prior to applying for any building permits.

Prior to approval of specific design plans for the land area covered by CDP-0601, the stormwater
management ponds shall be designed as visual and recreational amenities to the community with
features such as utilizing the natural contours of the site, providing extensive landscaping,
providing walking trails where appropriate and shall include the use of low impact development
stormwater management techniques, such as the use of forebays to trap sediment, bioretention,
french drains, depressed parking lot islands and the use of native plants as approved by DPW&T.

Private recreational facilities for the project, the majority of which shall be located on the
centrally-located homeowner’ s association land, shall consist of:

2 picnic areas

3 sitting areas

4 tot lots

2 open play areas

2 pre-teen areas

4 tennis courts

1 standard Olympic sized swimming pool with at least a 30-foot by 30-foot training area
and additional areafor wading for toddlers

1 volleyball court

. 1 basketball court

. 1 community building including a meeting room and measuring a minimum of 12,000
sguare feet in addition to space occupied by pool facilities
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Recreational facilities not located on the centrally-located homeowners' association land shall be
distributed throughout the subdivision so that all units have convenient access to a portion of the
recreational facilities. Phase 5 of the deployment, which includes the centrally-located
homeowners' association land, shall be completed prior to the issuance of the 497" building
permits, while the remainder of the private recreational facilities shall be completed asthe are
included on individual specific design plans and prior to issuance of 50-percent of the building
permits for units included on each respective specific design plan. Exact location of al the
recreational facilities for the development shall be generally in accordance with Applicant’s
Exhibit #1 and confirmed at time of specific design plan approval.
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